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INTRODUCTION 


On Februa 20, 1973, the City Council declared its intent to complete 
———__ 
the San\Pablo Code Enforceme Project and requested that recommendations 


be submitted concerning extending that kind of program to other areas 


of the City. On September 6, 1973, the City Manager presented a report 


1 


to Council entitled "Housing Conservation Policy," which stated that 


"it has become apparent that proposals for a City-wide 
housing rehabilitation program should be preceeded by 

a Council policy determination on the broader question 
of the City's functional role in housing of which re- 
habilitation is only one facet. This subject is complex, 
involving consideration of finance, services, physical 
development, administration organization, capital im- 
provement programming and legal framework." 


The report went on to propose the following policy statement which was 


later adopted by Council on January 16, 1974: 


e The City Council finds that substantive public actions in support 
of housing conservation are necessary to fully protect the health, 
safety, and welfare of the citizens of Berkeley. 


e As a consequence of this finding, the City Council determines that 
housing conservation is an appropriate general municipal function 
for the City of Berkeley and the City should take steps to assume 
continuing responsibilities in this regard; and, 


e The City Council directs the City Manager to establish a Task Force 
composed of the heads of appropriate departments, the Mayor, repre- 
sentatives of the Housing Committee of the Planning Commission, and 
other persons deemed appropriate by the City Manager to formulate 
detailed recommendations on the establishment of housing conservation 
functions in city government. The City Council further authorized 
the City Manager to expend up to $30,000 for the purpose of technical 
staff support for the Task Force. 


e The City Council directs that the Task Force prepare a comprehensive 
report and recommendations for submission to the Council no later 


than May 1, 1974. Such report shall include the following subjects: 


- A complete analysis of the costs of a comprehensive housing con- 
servation program. 


- Recommendations on the organization and establishment of an ad- 
ministrative structure to carry out conservation activities. 


- If possible, recommendations designed to insure that the City 


4 Appendix C-1l 
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meets all requirements associated with the Special Revenue Sharing 
Program. 


- Analysis of and recommendations for maximizing utilization of any 
state or federal financial assistance programs for housing 
conservation. 


- Review of and recommendations concerning the use of non-governmen- 
tal sources of financing housing conservation. 


- Recommendations on the content of a program to implement housing 
conservation functions reflecting proposals from the Housing 
Committee of the Planning Commission as to program operations po- 
licy assumptions. 


e The Housing Committee of the Planning Commission is directed to for- 
mulate suggested policies to guide housing conservation program oper- 
ations (i.e., financial assistance eligibility and priority questions, 
mandatory/voluntary program alternatives and guidelines, rehabilitata- 
tion standards, etc.) and so advise the Task Force to assist in the 
preparation of the above comprehensive report. 


On April 4, 1974, the City Manager held the first meeting of the Housing 
eer ree Task Force. On May 15, 1974, Leo Sullivan, Vice President, 
Bank of America, was loaned to the City for a three-month period to help 
in policy and program formation. During the three-month period, he 
served as an official member of the Task Force. On_July 8, 1974, a 


—_ 


Housing Conservation Coordinator was hired to serve on the City Mana- 


oo 


ger's staff. One of her major responsibilities was to serve as staff 


Weenie 


to the Task Force and work with it on developing the comprehensive 


report. On September 9, 1974, an assistant was hired to work with the 


Housing Conservation Coordinator, principally on development of the re- 
DOLL. The report which follows goes into depth on each of the subjects 


which the City Council directed the Task Force to cover. It draws upon 
e interviews of key staff within the City and Redevelopment Agency, 


e review of literature on municipal rehabilitation programs in other 
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interviews of staffs conducting municipal rehabilitation programs in 


other cities, 


interviews of experts in the field of housing, 


information gained by participation in key meetings within the City 
with respect to such topics as reorganization, Community Development 


Revenue Sharing, the Pilot Rehabilitation and Municipal Loan Programs, 


written material on various City plans, proposals, programs, and policies, 


windshield surveys, 


available data on Berkeley's housing stock and population, 


suggested policies provided by the Housing Committee of the Planning 


Commission, and 


lengthy Task Force discussion of the various issues involved. 


It should be noted that since the Council mandate in January, 1974, many 


events have taken place in city government which have had Significant 


impact on the direction and scope of the Housing Conservation Report. 


In August of 1974, the Housing and Community Development Act was passed 
and mandated preparation of an application for Community Development Block 
Grant funds. The application consisted of a Three-year Summary Plan, 

a Community Development Program, and a Housing Assistance Plan. The 
City's Community Development Program included a comprehensive housing 
program which was funded for 1.5 million dollars. The approved Com- 


munity Development housing program is the core of the first-year pro- 
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posed Housing Conservation Program presented in Chapter Five. 


@ In November of 1974, the City Council approved the Reorganization Plan 


which created the Housing and Development Department effective May 


—_ - ee a — 


its AS) Wise Besarenent is comprised of five divisions, i.e., Admin- 
 Patewenes Bere eee Program Planning, Conservation and Development, 

Codes and Inspection, and Housing Services. This action obviated 

the necessity for proposing an administrative structure tor the Housing 

Conservation Program, as mandated by Council in its Housing Conservation 


Policy. The Housing Conservation Program will be the programmatic 


focus of the Housing and Development Department. 


e In May of this year, Council reviewed the Residential Rental Inspection 
Program proposed by the Housing Advisory and Appeals Board. This) pro— 
gram embodies a comprehensive approach to systematic codes inspection 
and enforcement of the City's multi-unit residential structures. It 
is the core of the Codes Inspection and Compliance Element of the Hous- 


ing Conservation Program. 


These actions confirm the City's commitment to housing in general and hous- 


ing conservation in particular. 
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CHAPTER ONE 


PAST AND PRESENT CITY CONSERVATION ACTIVITIES 


> zr 
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I. EARLY CONSERVATION EFFORTS 
A. HEALTH AND SAFETY COMMITTEE 


Berkeley has a history of city involvement in adopting policies and im- 
plementing programs designed to improve the housing in its various com- 
munities. In the mid-fifties, as a result of the South and West Berkeley 
communities request for City assistance in improving their areas, the City 
established a Health and Safety Committee to hold hearings on com- 

plaints pertaining to violations and property repairs. This was the City's 
initial step toward recognizing housing conservation as being a municipal 
function. The Health and Safety Committee, consisting cf the Superinten- 
dent of Building, the Health Commissioner and the Fire Chief, responded 

to Scam eines by coordinating the three departments in making one inspec- 
tion. House to house inspections of this type were made in the South Berk- 
eley area (Sacramento to Adeline, Ashby south to the City line) and the 
West Berkeley area (Sixth to Second, Harrison to University). The acti= 
vities of the Health and Safety Committee continued until the Inspection 


Services Department was established in 1965. 


B. SOUTH CAMPUS UNASSISTED CODE ENFORCEMENT PROJECT 


About 1967 an expanded version of the Health and Safety Committee's ef- 
forts to concentrate on specific areas was revived for operation in the 
South Campus Area between Bancroft and Dwight Way, Fulton and College. 
Originally this area had been considered for an urban renewal program; 


however, the plan was not approved by Council. Inspection Services 
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was then directed to implement a concentrated unassisted code enforce- 
ment effort in this area and provide the property owners with technical 
assistance on obtaining necessary financing to perform the repairs. 

The community had mixed reactions to the effort. The area was 

primarily large homes which had been converted to multi-family units. 

The University refused to comply with City housing codes and later de- 
cided to sell many of its residential properties to real estate spec- 
ulators. Similarly, many owners determined it more economically feasible 
to demolish the older big buildings and construct large moderate cost 
apartment complexes than to try to rehabilitate the existing structures. 
Moreover, the new structures could command higher rents and required 
proportionally lower maintenance expenditures. These events were faci- 
litated oy the upzoning of the area, which had occurred in the early 
1960's, and by the rapidly increasing student population which represented 


a readily available demand for the new housing. 


C. SAN PABLO FEDERALLY-ASSISTED CODE ENFORCEMENT PROJECT 


In June of 1968 the Federally-Assisted Code Enforcement (FACE) Program 
was started in the 47 blocks of the San Pablo Area between San Pablo, 
Sacramento, Ashby and Dwight Way, the largest such program in the nation. 
With the threat of conversion of San Pablo Park into a school, the com- 
munity had formerly requested that a plan be developed for their area. 
San Pablo was the first neighborhood plan developed in the Cliv., One 

of the recommendations of the neighborhood plan had been that some form 
of housing improvement effort should occur in the area. About the same 
time the plan was adopted by Council, the federal legislation was passed 


on the FACE program and an application was prepared and submitted. 
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The program was to be administered by the City's Inspection Services 
Department. Although regulations fluctuated during the course of the 
project, the federal legislation under which the San Pablo FACE Project 
was conducted basically provided three percent "section 312" loans for 
all owners and $3,500 "section 115" grants for low-income owners to 
rehabilitate their houses. It was a mandatory program in that all owners 


within the area were to bring their properties up to code. For many 


reasons, principally because of the newness of the program (and, therefore, 


personnel inexperienced in conducting such a program) and the unsteady 
flow of 312 loan and 115 grant monies from Washington, the project did 
not meet peak activity until 1972. At this point, with almost ninety- 
five percent of the houses having been brought up to code, it is con- 

sidered one of the most successful FACE projects in the country. Some 
of the innovative aspects which contributed to the success of the program 
and should be noted for possible duplication in future City conservation 


efforts are as follows: 


e San Pablo Neighborhood Council, Inc., was established and has been 
very effective in enlisting resident support of the program. The 
Council has an emergency fund of $1,000 to help residents of the area 
and holds various community events such as an annual Christmas Party 
and community picnics. To facilitate closing project activities, 
the Neighborhood Council authorized the FACE office to bypass usual 
procedures for prosecuting non-complying owners (including bypassing 
the Housing Advisory and Appeals Board) and take such cases straight 


to the District Attorney's Office. 


@ The San Pablo Neighborhood Council has formed a maintenance committee 


to make sure that the Council is apprised of any potential threats 
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which might cause the neighborhood to decline. The Committee has 
no funding; however, it plans to exert peer pressure to maintain 
and continue improvement ot the neighborhood after completion of 


the FACE project. 


The area went from the second highest crime area in Berkeley to the 
second lowest over a five year period. Staff attributes this to the 


neighborhood cohesiveness that the FACE program generated. 


One full-time person and four part-time assistants, all project 
residents, were used to do community organization work and proyide 


liaison services. 


Public improvements were provided. No liens were placed on proper- 
ties and the area was not made an assessment district. Whereas 
usually owners pay 100% of cost, sidewalks were provided on a 1/3- 
2/3 basis with the City footing 1/3 of the cost and the property 
owner 2/3 of the cost. Additionally, street improvements such as 
street resurfacing, diverters, street lighting and traffic signs 
were provided. One street was rebuilt. All of these improvements 


have greatly enhanced the total character of the neighborhood. 


Encroaching commercial uses were prevented through down-zoning of the 


neighborhood. 


A grant fund in the amount of $50,000 from the City's General Fund 
was established because of the lack of Federal funds. The limit 
of the grant is $3,500. To date, six grants have been made. The 
City uses the same guidelines as for the FACE 115 grant under which 
an applicant is eligible if his income is less than $3,000 a year 


or his housing expenses are in excess of 25% of the household income. 
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Also the FACE office has agreed with HUD to use the 221(d) (3) max- 


imum limits as an additional Culterion. 


Financial counseling was provided many of the applicants. The pro- 
ject has a less than 1% delinquency rate, which is exceptionally low. 
(The Federal Home Loan Bank Board does not take exception with a 
lending institution unless its loss rate is above 5.4%). Also, 
refinancing of obligations on properties provided owners relief from 
excessive housing expenses and over-extension. Hazard insurance 
policies in the FACE area were overwritten in most cases. Many pol- 
icies included an average clause statement, which meant that the pol- 
icy would not pay face value nor replacement value, but the value 

of property at time of loss less depreciation. Project staff assisted 
property owners in obtaining homeowner insurance policies at a lower 


COST. 


Project staff was able to subordinate liens in many cases, which 
was an effective tool in clearing title to properties and raising 


the HUD trust deed position on many properties. 


Taxes were mitigated in many instances. Project staff explained 

to the County assessor's field men that the majority of work performed 
on homes was deferred maintenance, not improvements. A tremendous 
amount of over-taxation existed because of the lack of knowledge 


on tax rights by owners. Elderly homeowners were assisted in filing 


for tax exemptions. 


Although full liability insurance coverage was required, performance 
bonds were not reguired of contractors. This allowed for a higher 
level of minority contractors' participation. About 58% of the jobs 


went to minority contractors. 
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@ Neighborhood Youth Corps (NYC) workers were used in cleaning yards 
and in taking down dilapidated and nonconforming sheds. Initially, 
services were free to owners; near the end of the program, owners 
were charged the cost of tool rentals and hauling of debris. Services 
were provided in conjunction with the San Pablo Neighborhood Council, 
Inc. Similar services at a more extensive level are now provided 


under the PEP Program. 


e Laney College formed a non-profit corporation called ROCHE to perform 
housing rehabilitation for hardship cases who would not otherwise 
be able to afford the work. This off-campus carpentry program has 
rehabilitated 14 properties over a 3% year period. Students obtain 
both college credit and double union apprenticeship time from par- 
ticipation in the program. The program is basically funded by the 
college with the FACE project paying the overhead for instructors 
and for the lease of trucks and equipment. Students come on the jobs 
with their own hand tools. An agreement has been worked out with 


the labor union which allowed establishment of the program. 


D. MODEL CITIES REHABILITATION PROJECT 


In October, 1973, the Berkeley Model Cities Program entered into a contract 

with the City, for the City's Inspection Services Department to staff 

its rehabilitation program, which had not been successfully carried out 

by a private corporation. The Model Cities program provides a $6,000 

loan and a $4,500 grant for low-income Model Cities home owners to re- 

habilitate their homes. The Physical Development Task Force of the 

Model Cities Board decides upon the merits of each application. Elderly 
esidents have been given highest priority. The program does not have 


one area of focus, but performs spot rehabilitation throughout the Model 
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Cities area. Both staff and members of the financial community who 

have looked at the project are of the opinion that although the spot 
approach helps the individual homeowner achieve rehabilitation, it does 
not improve the economic value and stability of an entire community, and 
therefore would not encourage private lenders to invest in an area. 

Two innovative packages have been assembled within the Model Cities 


Area utilizing relocation grant monies: 


@ The demolishing of a single family residence to build a duplex. 
Cost to build this duplex is less than rehabbing existing structure, 
plus income from additional unit will support loan payments on prop- 


erty. 


@ Demolishing a single family residence and remodeling and converting 
a relocated structure from a four-plex to a tri-plex. The bid pack- 
age includes landscaping, walks, etc. Income from the units will be 
used in the financial projection package to obtain the permanent loan 
on the property. To date 39 properties have been rehabilitated through 


the Model Cities program. 
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II. PROGRAMS RELATING TO CONSERVATION AT THE TIME OF CREATION OF THE 
DEPARTMENT OF HOUSING & DEVELOPMENT (MAY 1, 1975). 


A. INSPECTION SERVICES DEPARTMENT PROGRAMS 


Prior to creation of the Department of Housing & Development, the In- 
spection Services Department, which had been created in 1965, was the 
department within the City which was most actively involved in activi- 
ties designed to conserve the housing stock. Activities of the depart- 
ment,which have been absorbed into the new department, can be grouped 


into four major divisions: 


e The Building Division, responsible for the issuance of building per- 
mits, inspection of all building construction, enforcement of build- 


ing codes, and enforcement of the zoning ordinance. 


e The Housing Division, responsible for the issuance of permits for 
rehabilitation, responding to complaints regarding non-compliance 


with the Housing Code and enforcing the Housing Code. 


e The Contract Administration Division, responsible for providing as- 
sistance to other City departments in the budgeting, bidding pro- 
cess, design, and contract administration of projects involving con- 


struction of new City structures and facilities. 


e The Rehabilitation Division, responsible for the implementation of 
special rehabilitation programs such as the San Pablo Code Enforce- 


ment and Pilot Rehabilitation Programs. 


As of May 1 the Housing Division and the Rehabilitation Division were 
involved in several conservation-related efforts all of which were 


absorbed into the new department. The funded programs relating to con- 
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servation included the San Pablo Code Enforcement and the Model Cities 
Rehabilitation Programs, which were described earlier, and the Pilot 
Rehabilitation Program, the Municipal Loan Program, the Multi-unit In- 
spection Program and the FHA and Cal-Vet Pre-Sale Inspection Program. 

The Green Decision and Retaliatory Eviction Procedure activities, and the 
Landmarks Preservation Program were, as of May 1, existing but unfunded 
conservation-related programs. Proposed programs relating to conser- 
vation were the Residential Rental Inspection Program and the Vacant 
Building Ordinance. A brief summary of these conservation-related 


programs follows. 


FUNDED PROGRAMS RELATING TO HOUSING CONSERVATION 


Pilot Rehabilitation Program 


The Pilot Rehabilitation Program established by Council on January 
16, 1974, is a voluntary approach to housing conservation being tested 
in three three-block areas of South Berkeley, West Berkeley, and San 


Pablo North. This program is described in detail in Chapter V- 


Municipal Loan Program 


The Municipal Loan Program, currently being implemented in conjunction 
with the Pilot Rehabilitation Program, provides rehabilitation loans 
ranging up to a maximum of $10,000 for a single-family home and $15,000 
for a four-unit structure. This program is also described in detail 


in Chapter V. 
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Multi-Unit Inspection Program 


Through the Multi-Unit Inspection program approximately 3,000 buildings 
of 3 or more units or 6 or more rented rooms are inspected once each year. 
The inspection is limited to the exterior and public areas of buildings, 
health and safety factors, fire extinguishers, trash and debris, and 
yards and parking facilities. Owners are notified of the inspection 

date by a computer mailino. A fee based on the number of livable units 
is charged for the yearly inspection. Revenues generated by fees are 
sufficient to cover the staff and associated program costs. As presently 
constituted, the Multi-Residential Inspection Program does not determine 


the extent to which the buildings inspected comply with the Housing Code. 


FHA and Cal-Vet Pre-Sale Inspection Program 


The FHA and Cal-Vet Pre-Sale Inspection Program has provided a method 

of insuring that houses sold under these programs are in compliance with 
the Housing Code at the time of title transfer. Under this program, 
properties to be insured with FHA mortgage insurance or to receive a 
Cal-Vet Loan are inspected prior to loan commitment. FHA and Cal-Vet 
both require that all violations be cleared prior to making the loan. 
Upon receiving a reguest for a pre-sale inspection, the Inspection 
Services staff obtains a written authorization from the seller indi- 
cating his understanding that once the inspection is made, any violations 
cited will be repaired regardless of whether or not the sales transaction 


is consummated. 


A few years ago a pre-sale inspection program for all residential units 
was proposed. Those proposing the program felt that since almost all 


property is sold at least once every twenty years, a pre-sale inspec- 
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tion program would be an effective means of maintaining the housing 
stock. An ordinance was drafted which received the general support of 
the realtors. City Council did not enact the ordinance because of con- 


cerns raised as to the effects of such a program on low-income people. 


PROPOSED PROGRAMS RELATING TO HOUSING CONSERVATION 


Green Decision and Retaliatory Eviction Procedure Activities 


In January, 1974, case of Green vs. the California Supreme Court, aie 

was ruled that a "warranty of habitability" is implied in every residen- 
tial tenancy in the state and that the landlord is legally obligated 

to provide safe, sanitary and decent housing which is fit for residen- 
tial occupancy. The decision established a method for tenants to pro- 
ceed against landlords whose dwelling units are felt not to meet the 
"warranty of habitability." In connection with this ruling, Inspection 


Services staff 


e at the request of a tenant, inspects a structure and if code viola- 
tions are found, informs the owner. The tenant may then within cer- 


tain limitations withhold rent; 


@ appears in court for cases in which the owner has moved to evict 
the tenant because of nonpayment of rent. The court can order the 


tenant's rent lowered until repairs are completed. 


Landmarks Preservation Program 


On June 6, 1974, the City Council passed a Landmarks Preservation Or- 


dinance which established a Landmarks Preservation Commission and pro- 
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vided guidelines for establishment of a program. The program will be 
aimed at the preservation of structures, sites and areas of special 
Character or special historical, architectural or aesthetic interest. 

A list is being established of structures, sites, and areas having 

such characteristics. Once a structure has been designated a historic 
site, the owner will be responsible for maintaining the site in good 
repair and will not be able to make certain alterations without going 
through procedures to be established. The program is still in the early 


stages and has not been funded. 


Residential Rental Inspection Program 


The proposed Residential Rental Inspection Program would replace the 
current Multi-Unit Inspection Program and provide for the systematic 
inspection of rental units. Buildings would be classified and placed 

in either a one, three or five-year inspection cycle based on an exterior 
survey of the property. An inspection fee would be charged, and a prop- 
erty would be eligible for a change in category to a lhonger cycle ai it 
were well-maintained. The program proposes a flexible enforcement plan 


with the property survey identifying 


e life-threatening conditions which would be required to be repaired 


immediately; 


e housing code violations which would be required to be corrected by 


the owner, except in the case of hardship owners or tenants; 


e rehabilitation recommendations which would be provided to the owner 


to promote housing conservation. 
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The Residential Rental Inspection Program represents a possible con- 
tinual systematic approach to housing conservation and a mechanism to 
prevent housing deterioration. It could also transform the City's role 
from one of reacting to housing problems to that of implementing a sys- 
tematic approach to conservation. On March 18, 1975, Council adopted 
the Housing Advisory and Appeals Board recommendations regarding this 
program and referred it to the City Manager for refining of the program. 


The Manager's report is due to Council in June. 


Vacant Building Ordinance 


The proposed Vacant Building Ordinance is designed to conserve housing 
units and buildings by minimizing the destruction and vandalism of va- 
cant structures. The ordinance would require the registration of build- 
ings vacant for more than a certain number of days. The owner would 
also be required to pay a fee, secure the building, and remove all de- 
bris from the property. Properties would be registered to remain vacant 
for an expected time beyond which it would be necessary to re-register 
the building. Transfer of title during the period when the building 


was vacant would also require the re-registration of the building. 


Staff would periodically inspect all vacant buildings to insure com=- 
pliance with the ordinance. The department would also be authorized to 
secure and clear premises, if necessary, and recover the cost of these 
services by the attachment of a special assessment which would be re- 


corded as a lien against the property. 
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FACTS RELATING TO INSPECTION SERVICES DEPARTMENT PROGRAMS 
TO BE CONSIDERED IN DEVELOPING CITY-WIDE CONSERVATION PROGRAMS 
Past conservation efforts have not been adequate. Prior to reorganiza- 
tion, the City was primarily reacting to problems rather than attacking 
and forestalling them. Reorganization partially represented recognition 
of the need for a more comprehensive approach to housing conservation. 
Part of the difficulty in implementing Inspection Services programs has 
been the lack of programmatic planning staff to carefully plan for exe- 
cuting each program (budgeting, staff, phasing) and to plan for adequate 
linkages between programs and provision of supportive services. Such 
programs as the proposed Residential Rental Inspection Program, City- 
wide Pre-sale Inspection Program and Landmarks Preservation Ordinance 
should receive detailed programmatic planning. Another major problem, 
which will probably always exist,is the vast discrepancy between the 


scale of the housing conservation problem and the amount of monies avail- 


able to alleviate these problems. 


B. PLANNING DEPARTMENT PROGRAMS 


The Planning Department was established in 1948. Since then it has been 
involved in a number of housing conservation planning activities. The 

department's earliest efforts in this area resulted from recommendations 
set forth in the Master Plan, a twenty-year plan adopted by the Council 


in 1955. Two major recommendations of the Master Plan were that 


@® amajor restructuring of the zoning ordinance governing land use 


should occur; and that 


@ neighborhood plans should be prepared. 
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Within two years after the plan was adopted, over 9,000 lots were down- 
zoned. This represented a beginning of the "conservation of neighborhood" 
concept which has persisted. The San Pablo Neighborhood Plan and West 
Berkeley Neighborhood Plan are two detailed plans which were developed. 
Both plans placed major emphasis on conservation of the existing housing 


Stock. 


Presently the Planning Department is involved in the tollowing conser- 
vation-related activities: 

@ Master Plan Revision 

@e Housing Element of the Revised Master Plan 

e Hearst Strip Study 

e Vacant Lot Study 


@® Condominium Study 


EXISTING ACTIVITIES RELATING TO HOUSING CONSERVATION 


Master Plan Revision 


In 1973 the Neighborhood Preservation Ordinance was passed. The Ordin- 
ance pointed out a number of deficiencies in the existing Master Plan, 
many of them related to housing, and directed the City Planning Commis-— 
sion to prepare a new Master Plan and Zoning Ordinance. These are to 
be completed by March 1976. The Revised Master Plan will include a 
document giving a series of policy statements in several subject areas, 
such as housing, open space and transportation, and will include a docu- 
ment containing specific neighborhood plans for each of the City's 21 


neighborhoods. Each neighborhood plan is being developed in conjunc- 
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tion with its neighborhood organizations. 


Housing Element of the Revised Master Plan 


The legal requirements of the State regarding a Housing Element are 
that the Housing Element of the Master Plan consist of: 
"_..standards and plans for the improvement of housing 
and for the provision of adequate sites for housing. This 
element of the plan shall endeavor to make adequate pro- 
vision for the housing needs of all economic segments of 
the community." 


As presently proposed by the Planning Department, the Housing Element 


will have two major segments. 
@ Housing Policies 


e The Action Plan, or Housing Program, which will set forth activities 


to take place on a priority basis. 


Some of the items of primary concern which the Housing Element will address 


are: 


@ Housing Conservation - proposing a multifaceted approach to conser- 


vation with primary emphasis on the existing housing stock. 


® University Housing - relating the needs of the University community 


to University-sponsored housing. 


The Housing Element is scheduled for completion by June, 1975. 


Hearst Strip Study 


The Planning Department and Redevelopment Agency have been studying 


the land-use possibilities of the Hearst Strip for several years. 
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The Redevelopment Agency has assisted the Planning Department in doing 
the study by providing several financial analyses of how the Hearst 
Strip could be developed. The Strip, created because of Bay Area Rapid 
Transit construction, represents a potential resource for new and re- 
placement housing, an integral part of any conservation effort. Three 


early alternatives were considered. 


e The People's Park concept with Hearst Street being closed and the 


development of many community buildings; 


e The development of 128 units at R-1A and R-2A density with less park 


space, less community buildings, and Hearst Street remaining open; 


e The half closure of Hearst Strip, with Hearst Street open partially 


and 113 units being developed. 


On February 11, 1975, the City Council approved the following recom- 


mendations with respect to the Strip submitted by the Planning Commission: 


@ Primary use should be park with community facilities to serve neigh- 
borhood and City-wide needs; 
- develop People's Park No. 2 as a City park; 


= a portion of the open space should be east of Grove. 
e Any housing to be developed should be at the existing R-2 density. 


e@ The Hearst Strip is not an appropriate site for a Peralta educational 


facility and it should not be located on this land. 


® Size of other open space, community facilities, possible commercial 


and housing to be determined after the land is acquired. 
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Vacant Lot Study 


The Vacant Lot Study was a joint study made by both the Planning Depart- 
ment and the Redevelopment Agency. The study has identified potential 
sites for replacement housing, including new construction and lots onto 
which structures may be moved. One method of financing the development 
of vacant lots and the development or rehabilitation of areas around 
vacant lots which has been considered in this connection is the use of 
tax increment financing. The study also considered methods of unscram- 


bling mixed uses in the areas adjacent to vacant lots. 


Condominium Study 


The Planning Department is studying the socio-economic effects of the 
conversion of units to condominiums. Some of the major community concerns 


which have been expressed concerning conversion are 


e the conversion of rental units to homeownership may have an adverse 
effect on an already tight rental market, particularly with respect 


to students; 


e tenants of converted units may experience problems in relocation. 
Experience has shown that only one-third of the tenants usually buy. 
What impact the remaining two-thirds have on the tight housing 


market is also of concern. 


Several tentative conclusions have been drawn with respect to condomin- 


ium conversion. 


e There are some positive benefits to conversion. The assessed value 


of a condominium is larger than its value as a rental Hie. one 
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housing stock is improved because remodeling usually occurs. The 
condominium purchaser gains the direct financial benefits of home- 


ownership without maintenance responsibilities. 


@ Categorically, one cannot say that condominium conversions are "bad." 


Most of the units which have been converted to date have been more 
expensive units. Their conversion would not exacerbate the low and 


moderate-priced rental housing shortage condition. 


@ The study has been limited by the lack of comprehensive data on the 


Berkeley housing stock. An information system is needed. 


FACTS RELATING TO PLANNING DEPARTMENT ACTIVITIES TO BE CONSIDERED 
‘IN DEVELOPING CITY-WIDE CONSERVATION PROGRAMS 


The early neighborhood plans which were developed and the neighborhood 
plans being developed through the Master Plan revision process should 
be taken into consideration in developing future programs. The concept 
of utilizing vacant lots and the immediately surrounding areas for 
mini-renewal type efforts should also be considered. The necessity 
of establishing a housing information system in order to accomplish 


effective planning should be noted. 


C. HOUSING AUTHORITY/REDEVELOPMENT AGENCY PROGRAMS 
EXISTING ACTIVITIES RELATING TO HOUSING CONSERVATION 
Section 23 Leased Housing Programs 


The Housing Authority is responsible for administering the City's Sec- 


tion 23 leased housing program. Eleven hundred units are involved. 
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Under the program the Housing Authority enters into a two to five-year 
lease agreement with landlords. Low-income tenants pay the Housing 
Authority according to their ability to pay, and the Housing Authority 
pays the landlords an approximation of market-rate rents. The advantage 
to tenants is the lower rents, and the advantage to the landlord is the 
assurance of receiving uninterrupted income over a given period of time. 


The program relates to housing conservation in two ways: 


e landlords are not allowed into the program unless their buildings 
meet code. The financial advantages of participating in the program 
can, therefore, be used as an incentive to landlords to rehabilitate 


their properties; 


e@ the aoe Authority's ability to make long-term lease commitments 
can be used by owners to help them obtain financing for construction 
or major rehabilitation of units to be included in the Section 23 
program. Over the years, the Housing Authority has provided long- 
term lease commitments to owners for the financing of rehabilitation 


and construction of approximately 150 units. 


West Berkeley Industrial Park 


The major activity of the Redevelopment Agency has been the West Berkeley 
Industrial Park. This controversial project proposes changing a 9.35 
acre area of West Berkeley from a mixed residential/industrial use 

to an industrial park. It will involve demolition of approximately 

54 units. The Agency does plan to relocate ten residential structures. 
The current plans call for 


@ relocation of two of the units onto City-owned properties in the 4 
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Model Cities area. The packages would include using relocation grant 
payments and Model Cities Rehabilitation loan and grant funds to pro- 


vide interim financing; 


e off site removal of the remaining units through direct sale. The 
real estate officer is presently preparing the invitations to bid 
on the properties. The Inspection Services Department is to cost 


out the site plans. 


Savo Island Project 


Several years ago the Model Cities Board requested that Savo Island 

be made a Neighborhood Development Program under the federal renewal 
ener Later, the 12-acre area was designated a study area under 
the State Community Development Law. In 1974, the City provided $10,000 
for an economic feasibility study for Savo Island and a community worker 
to act as staff to the Savo Island Project Area Committee (SIPAC). 

The proposed project calls for rehabilitation of approximately 12 struc~ 
tures and development of approximately two acres in low or moderate- 
priced housing units. A public hearing on the Savo Island Redevelopment 
Plan is scheduled for June 10, 1975; and the Agency is to submit to 


Council a detailed action plan for the project no later than July, 1975. 


Other Activities 


The Redevelopment Agency has participated in several joint studies 
with the City's Planning Department. The Planning Department of the 
Redevelopment Agency has also considered several projects to upgrade 


various areas of the City. A major tool which the Redevelopment Agency 
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has is the state renewal legislation, which allows it to create renewal 
areas and utilize tax increment financing and float bonds backed by tax 
increments to finance projects. Unlike the City, the Redevelopment Agency 
does not have a legal limitation on the dollar amount of bonds it may 
float nor must it go to the electorate before floating bonds. It is 
currently considering using tax increments to back bonds which would 


be floated to raise money for a rehabilitation loan program. 


FACTS RELATING TO HOUSING AUTHORITY/REDEVELOPMENT AGENCY 
ACTIVITIES TO BE CONSIDERED IN DEVELOPING CITY-WIDE CONSERVATION 
PROGRAMS 
The Community Development Act of 1974 calls for phase-out of the Section 
23 leased housing program. The utilization of its replacement, the ex- 
isting housing provisions of Section 8 of the new Housing Act, will 


require close coordination of conservation/code enforcement activities 


with obtaining Section 8 rental subsidies. 


The Redevelopment Agency's legal capabilities to finance projects involv- 
ing upgrading small areas and to raise capital for rehabilitation loans 
should be taken into consideration in developing a long-range conser- 


vation program. 
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CHAPTER TWO 


CONSERVATION PROGRAMS 
IN OTHER CITIES 


-29- 


Ww vaya 


sO HOT AvKAROD 
Qtr Wao 4 


I. INTRODUCTION 


The conservation programs in Boston, Cincinnati, Dallas, Norfolk, Oakland, 
Palo Alto, Pittsburgh and San Francisco were reviewed. This chapter 


summarizes the programs in those cities. 


II. BOSTON, MASSACHUSETTS 


The Boston Model Cities Agency is operating three programs which provide 


assistance to homeowners rehabilitating their properties. 


@ Rehabilitation Grants are provided to complement Title I Property loans 
when the maximum loan is inadequate to complete needed rehabilitation. 
The grants, which have a maximum of $1,600 per structure, are provided 
so that the effective interest rate of the total packages are lower 


then the homeowners would otherwise pay. 


e Supplemental Rehabilitation Grants are provided for the repair of 
buildings which are located in either of the two urban renewal areas 
in the City and have been designated as unsafe for the use of the oc- 
cupants by either the Housing Inspection Department or the Building 
Department. The maximum grant is $5 ,000 per structure and the funds 
must be used to repair unsafe conditions only. Eligible applicants 
must be either the owner or an absentee-owner of a maximum four-unit 
structure who can demonstrate that he is incurring a loss on the 


building. 


e The Housing Improvement Program is a City-wide housing inspection pro- 


grom which allows a tax credit for repairs made to correct code violations. 
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The maximum tax credit is $3,000 per dwelling unit. The structure must 
be owner-occupied and contain no more than four units. Since the ap- 
plicant must secure his own financing, the program is designed to as- 


sist the bankable property owner. 


III. CINCINNATI, OHIO 


Under study in Cincinnati is a city-wide rehabilitation program which 

would provide loans to low and moderate income owners of one to four family 
units and to owners whose housing expenses exceed 25% of their income. 

The program will be operated by the city's Department of Urban Develop- 


ment and will have the following features: 


@ It will be funded by the issuance of special revenue bonds in the 
amount of $12 million. An additional $300,000 from the city's general 
revenues and revenue sharing funds are proposed for a reserve account 
against losses so as to bring down the interest rate which the city 


will have to charge. 


e Interest charged borrowers will be 4% plus %% to cover the administra- 


tive cost of servicing the loan. 


e The maximum loan amount will be $10,000 per dwelling unit and will be amor— 


tized for a term of up to 20 years. 


e Loan criteria will be patterned after the Federal 312 rehabilitation 
loan program with the loans being secured by a mortgage against the 


property. 
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IV. DALLAS, TEXAS 


Modeled after the Neighborhood Housing Services Program operating in 
Pittsburgh, Pennsylvania (see below), the City of Dallas established a 


cooperative rehabilitation program in 1973. The program: 


e Operates through a non-profit corporation which manages a high risk 


revolving loan fund for persons not qualifying for conventional loans; 


e Has a loan committee consisting of project area residents who screen 


applicants for high risk loans and determine the rehabilitation schedule; 


e Uses the inspection and general neighborhood improvement services of 


the city's Department of Housing and Urban Rehabilitation; and 


e Has commitments from 22 local banks and savings and loan institutions 


to make loans at discounted rates. 


V. NORFOLK, VIRGINIA 


As a result of the erratic flow of funds characteristic of the Federal 
312 loan program, the Norfolk Redevelopment and Housing Authority (NRHA) 
in February, 1972, developed a "local 312" program to complete the Ghent 


Conservation program. This program was set up as follows: 


@ Approximately every six months, the Authority draws $250,000 from one 
of the participating local banks. Presently the Authority has a $2 
“million line of credit. Interest is paid by NRHA from the date the loan 
is made by the bank. Funds borrowed may be amortized over a term of 


15 years. Any deficiency required in connection with the payment of 
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interest or the payment of principal at the end of the 15th year is to 


be paid out of the Authority's general funds. 


e NRHA reinvests the draw in short-term government securities (mostly 
30 to 90 day treasury bills, which provide the cash liquidity needed 
to meet seasonal and other variations in demand for loans). 

@ Initially the Authority borrowed at 4.5 per cent interest and loaned 
au > per cent. As of May 51, 1973, the Authority borrows at 5.25 


per cent and loans at 6 per cent. 


e The Authority assigns the borrower's note to the bank without recourse, 
as additional security for the bank's loan. In case of a delinquency, 


the bank refers the matter to the Authority for action. 


e The Bank services the rehab loans to owners and charges a service charge 
of approximately *% per cent per annum. They have estimated this amount 


is necessary to break even on processing a $9,000 loan. 


e The NRHA staff uses HUD forms, procedures, and eligibility criteria 


for the federal Sil2 program in administering the local funds. 


VI. OAKLAND, CALIFORNIA 


An adaptation of the Pittsburgh Neighborhood Housing Services, Inc. (NHS) 
Program, the Oakland NHS is revitalizing a section of East Oakland on a 
block-by-block basis. Since being established in 1973, the primary func- 
tion of the Oakland NHS has been to assemble and administer a high risk 
revolving fund for loans to residents who do not meet normal credit stan- 
dards for reasons such as age or inadequate income. Property owners finan- 


cing rehabilitation through their own financial arrangements are also 
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provided the full range of NHS services which include financial counseling, 
loan packaging, and securing bids from contractors. The program has been 
successful at: 
@ Receiving grant funds and administrative support of 

$50,000 from the Ford Foundation 

$50,000 from the San Francisco Foundaticn 

$30,692 from the Savings Association Mortgage Corporation 


$17,500 from the Oakland Clearinghouse Association; 


@ Obtaining commitments to make bankable loans and conventional long- 


term mortgage loans totaling $129,850; 


e Implementing a systematic code inspection program with the City of 


Oakland; and 


@e Having lenders examine their lending policy with a willingness to make 


changes to aid the program. 


At the end of the first year of operation, the Oakland NHS had approved 


i} doens’ totaling S790 76. 
VII. PALO ALTO, CALIFORNIA 


Palo Alto has planned a direct loan program patterned after the FACE pro- 
gram but which would be voluntary. The City would determine the work 

to be done on the properties and would assist owners in finding suitable 
contractors. Loans would be made to eligible owners for the work the 

city has specified and a lien would be placed on the property for the loan. 
The proposed program would allow for the city to have direct control over 


the terms and conditions of rehabilitation. 
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VIII. PITTSBURGH, PENNSYLVANIA 


The Pittsburgh Neighborhood Housing Services Corporation was incorpora- 
ted on July 3, 1968, as a non-profit organization. The rehabilitation 
activities of the corporation heave primarily been in Pittsburgh's north- 
Side where a jointly operated door-to-door housing code inspection program 
has been carried out with the Bureau of Building Inspection and the Alle- 
gheny County Health Department. The major components attributing to the 


success of the NHS program are: 


@e The commitment of a consortium of 20 local financial institutions 
to making all bankable loans for the area and to pay administrative 
costs of the NHS office. The small but competent counseling and tech- 
nical help residents go through the steps necessary to rehabili- 


tate their properties. 


e City commitment to conduct a systematic code compliance program for 


the specified area. 


e A High Risk Revolving Loan Fund for nonbankable loan needs in the 
area. During the period of 1968-72, NHS received grants amounting to 


$500,000 from the Sarah Mellon Scaife Foundation. 


e Restriction of loan activities to areas requiring little or no acqui- 


sition for clearance. 


@ Operation of the program in neighborhoods where at least 50 per cent 


of the properties are owner-occupied. 


As of July 31, 2973, a°totalsor 280) dans’ had been processed. High Risk 


Revolving Loan Funds have been depleted, however, the loan repayments 
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of about $7,500 per month are being used to make additional loans. 


IX. SAN FRANCISCO 


The proposed Residential Assistance Program (RAP) of the City and County 
of San Francisco is patterned after the Norfolk, Virginia program. The 
program will be under the administration of the Bureau of Building inspec- 
tion, of the Department of Public Works and will operate in designated 
areas of the City. Presently three areas have been selected and three 


others are being examined. The Residential Assistance Program proposes: 


e Using a $20 million loan fund over a 5-year period. Funds would be 
obtained from the public sale of 20-year notes. The interest rates 
of the Ree would not exceed the current market rate for AA rated 
10-year general obligation securities. During the first year the City 
would pay only the interest on the loan. For the remaining 19 years, 


the City would make equal installments on interest and principal. 


e Establishing a reserve fund in the amount of 50% of the maximum annual 


debt service cost. 


e Providing conventional loans to each property owner located in the re- 
Sidential rehabilitation area who demonstrates an ability to pay. 
The general maximum terms of loan would be $17,500 per unit, with 
repayment over 20 years, and a flexible interest Pave (minimum interest 


rate to be charged would be the City's rate plus servicing fee). 


e Providing hardship loans to low income applicants for repairing code 
violations only. The loans would be interest free with no repayment 


being due until sale or transfer or at the end of 20 years. The maxi- 
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mum loan would be $3,500 per building. The City would place a 


lien against the property. 
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CHAPTER THREE 


BERKELEY'S HOUSEHOLDS AND HOUSING STOCK 
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I. INTRODUCTION 


Information on Berkeley's housing stock condition is very limited, random, 


and precludes comprehensive study of the housing conditions. However, 


the only basis for analysis is the information sources available. The 


following documents were used to make an analysis of housing conditions: 


Berkeley Profiles, Statistical Indicators by Study Areas: Master Plan 
Revision Program, Berkeley Planning Department, November, 1974 - docu- 
ment based on 1970 U.S. Census data plus current reports by City De- 
partments and other groups. The information is arranged so that the 


community focus is emphasized. 


Building Condition Survey: Planning Department-Inspection Services, 
June, 1973 - based on a survey of 1,650 residential parcels and 1,861 
structures representing a 5% sample of single homes in the City; 10% 
sample of 2-3 unit buildings in the City; 20% sample of other dwelling 
unit buildings in the City. It should be noted that this document is 
the only written source of data on repair costs. Besides being dated, 
this cost information is based on exterior surveys, which in the FACE 


area proved to be less than 1/3 of the actual cost. 


Housing Assistance Plan: January, 1975 - part of the Community Develop- 
ment Block Grant application. Includes an analysis of the various 


housing assistance needed to cover the next three years. 


Housing Needs: Parts I and II: Berkeley Planning Department, October 
1974 - summary of housing needs according to income and structures based 


on 1970 Census and Condition and Household Surveys. 


=305 


a 2 ae ieee ce Sr ee eee 
Cee act cogive oie Baw. ete cess 
Ses hesigenr al siree/t yo same 


Scie tial! (gems ootyeBew) ptiit sen 
1B fap ahaare, ee ee yaveis fae Dewar = £T0E  , aenyl) 
ond (yedS wits nd: anion anes Ye etgtuw 02 (@ (ritsseeertes evr nurses 
oul didi ania Yo sips ORV 9PA orld nd rombbhend stew Et de afgmee 
at smo pint Sat) Gage OO utte +2 0945 os nd apne Lid 7 tim 
stadt yatind vebtesil eeu “ener AO feb Fo eres nebéinw vine acy 
Tost ede wt folie .eyerewe Selene wo luce ai coizsexeBal seo. etxs 
jam fepsos aa? le CNS watt weed sted heaven seve 


“SAV. YP herein ect So sey: WO yee iaetY somteions pubs 


roiset edd to aisylant ah eGhilionE <noktesiiqge sues) soola taar 
maoy seal? Seis wi saweo oF babeen aumtaiee grlaod 


@ Interviews with City staff. 


@ Tours of the City; and 


@® Review of past projects. 


The information was analyzed to: 


e Identify Conservation Areas and Categories. Areas feasible for various 
conservation approaches, ranging from unassisted to totally subsidized, 
were identified. Special categories were also identified for inclu- 


sion in the total conservation program. 


e Determine Costs. Gross cost estimates are given. 


e Recommend Programs. The analysis of the data on areas, categories and 
cost was the basis for the recommendation of various conservation 
programs. The programs recommended have City-wide impact as well as 


impact on specific areas/categories. 


The procedure used in analyzing the data to identify areas/categories, 
determine cost, and recommend programs was that City "norms" were com- 
pared with the findings for the various study areas. The "norms" are the 
percentage, median, mean/average figure(s) for each variable for the City. 
For example, 56% of Berkeley's population pays more than 25% of their income 
for rent. Thus, if in a given study area 46% of that population pays 

more than 25% of their income for rent, that would not be considered as 

a problem. Each variable and norm used in the report is defined in the 


appendix. 


The study areas provided a mechanism to compare information obtained from 
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census sources to information obtained from the Condition Survey. The study 


area groups used were: 


@ Master Plan Study Areas. The City of Berkeley has tentatively been 
divided into twenty-one areas by the Master Plan Revision staff. The 
study area boundaries in most instances correspond to census tracts 
and are based on a combination of previous studies by the Planning 
Department, community contacts by the Neighborhood Traffic Study, and 
natural physical ioatdaes: These study areas were preferred over 
census tracts because of the "neighborhood identity" that they convey. 
In a conservation effort, the neighborhood concept is an important 


catalyst in generating participation, 


@ Condition Survey Study Areas. The City was divided into four areas 


according to general socio-economic groups, similar population size, 


and general correspondence to census boundaries. Because of the limited 


sample used, the condition survey information was aggregated into the 
four areas from census tracts so that statistically significant infor- 


mation could be obtained on sub-areas of the City. 


II. CITY-WIDE CHARACTERISTICS 


Analysis of the data as indicated in Tables 1 and 2 resulted in several 


interesting findings. A summarization of the key findings follows: 


e Table 1, Housing Conditions, indicates the structural conditions need- 
ing repair, both major and minor, as determined by the Building Con- 
ditions Survey. Of the 1,843 units surveyed for foundation and ven- 


tilation conditions, 395 or 21% were found to be in need of repair. 
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The structure types having the largest proportion needing repair were 
Single Family Residences (SFR) and 2-3 family units, with 26% and 

22% respectively. These structure types also had the largest propor- 
tion needing electrical repair, with 41% of the SFR and 43% of the 2-3 


family structures requiring such work. 


The ratio of cost of repair to floor area on the average was $1.74/ 

sq. ft. This ranged from a high of $2.04/sq. ft. for SFR to the low 

of $.53/sq. ft. for 10 and over family units. The average cost of 

repair per structure was $2,347 for structures of 10 or more units 

and $1,847 for SFR. The average for the City as a whole was $1,980 
é 


per structure. As previously mentioned, these are extremely low cost 


figures. 


The Condition Survey indicated that the average time period during which 
the housing structures surveyed had had major remodeling work done 
was the decade of the 1950's. In buildings with 10 or more units, major 


remodeling had occurred on the average during the 1960's. 


Table 2, Housing Characteristics, provides additional information on 
Berkeley's housing stock. The housing condition indicators used by the 
Census Bureau provide very limited information on the condition of the 
housing stock. As of the 1970 Census, 59% of the housing units are 35 
years old or older, 3% of the housing units lacked some/all plumbing, 

5% of the housing units had one or more persons per room and 4% of the 
housing units lacked complete kitchens. 96% of the city's total housing 
units are occupied, with 34% being owner-occupied and 65% being renter- 
occupied. Of the renter-occupied units, 56% of the occupants are pay- 


ing more than 25% of their income for housing. 
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III. CONDITION SURVEY AREAS 


The Condition Survey showed that in both the North/Central and South/West 
areas there was a high incidence of structures needing foundation and venti- 
lation repairs. In North/Central this condition was most prevalent among 
SFRs while in the South/West area it was prevalent among both SFRs and 


2-3 family structures. 


Plumbing and mechanical deficiencies were not as common; however, in the 
Hills and South/West areas there were a number of 2-3 family units need- 
ing repair. They represented 19% (of 36 surveyed) and 13% (of 161 surveyed) 


respectively of that housing type. 


Electrical repairs were a major problem in the North/Central, SouthWest, 
and Campus areas with 39%, 37% and 44% of the structures surveyed needing 
repair. The highest incidence was in SFR and 2-3 family structures. 

In the Campus area, 55% of the SFR and 62% of the 2-3 family units surveyed 
needed repair. In North/Central, 44% of the SFR and 40% of the 2-3 family 
units needed repair. A similar need for repair was cited in the South/ 


West Area, involving 42% of the SFRs and 40% of the 2-3 family units. 


The average cost for repairing the structural conditions cited in all types 
of units combined ranged from a low of $1,114 per structure in the Hills 
area to a high of $2,059 in the South/West area. However, the Hills area 
had the highest cost of repair for 4-9 units and 10 units and over struc- 
tures. Here again the fact that the cost figures are very low should be 


noted. 


For the SFR and 2-3 family units in all areas, the average time period 


of the last major remodeling activity was 1950-1959. Structures with 
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4-9 units, in all areas, experienced the last major remodeling, on the av- 
erage, during 1940-49. The only category in which the average time range 
of the latest major remodeling was the 1960's was structures of 10 family 


units or more. 


IV. MASTER PLAN STUDY AREAS 


Information was extracted from the Berkeley Profiles on the following 


variables for the Master Plan Study Areas: 


@e Age of Housing Units 

@ Persons per Room 

@ Rent as a Percentage of Income 

@e Houses Sold 

@e Percentage of Sales with Conventional Financing 
@ Housing Value 

e Mean Annual Income 

@ Population 62 Years and Over 


@ Disabled Population 


The information was then compared with the City-wide figures for each 
variable and the differences determined. These differences are shown in 


Maps 1-9, in Appendix A. 


The majority of Berkeley's housing stock was built prior to 1930. In 
Cow Hollow, Northgate, Thousand Oaks, Claremont-Elmwood and Hills between 
65% and 90% of the housing was over 35 years of age. Overcrowding showed as 


a problem in a number of Berkeley's neighborhoods. Suds and San Pablo av- 


eraged between 1 to 2.5 persons per room. The incidence of overcrowding was 


more severe in West Berkeley, South Berkeley, McGee, Savo Island and downtown; 


these areas averaged more than 2.5 persons per room. 
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Using 25% of income being paid for rent as the norm, excessive outlays of 
income for rent were noted in Downtown, Savo Island, LeConte, South Campus, 
Bateman, Willard Park, North Berkeley, Northgate and Flatlands Area. The North 
Berkeley and Northgate areas excess ranged from 10-15% above the 253% 

figure while in the other seven areas the excess was over 15% above the 

25% figure. These areas are in close proximity to the University campus: 

and have a high concentration of students which, because of the manner in 

which the Census reports income data, probably skews the ratio of rent to 


income upward. 


Owners in West Berkeley, South Berkeley, San Pablo, McGee and Hillside 
experienced difficulty in selling their properties. Of the properties 
offered for sale in those areas, less than 50% were sold. In the Suds, 
North Berkeley, Willard Park and Claremont-Elmwood areas between 50-80% 

of the property offered for sale was sold. In the remaining parts of the 
City, over 80% of the properties for sale were sold. Although conventional 
financing was the primary financing mechanism for the City as a whole, less 
than 70% of the properties sold in West Berkeley and South Berkeley used 


this form of financing. 


The mean home values in West Berkeley, Westbrae-Nobbs, Suds, Flatlands, 
San Pablo, McGee and South Berkeley were less than 70% of the City-wide 
mean value of $30,135. If housing cost is used as an indicator of quality, 


the lower home values in these areas would imply a poorer quality of housing. 


The highest variance in mean annual income from the City-wide mean was found 
in the South Campus, Downtown, Savo Island, LeConte and Willard Park areas. 
These areas have a high concentration of students which is the most signi- 


ficant reason for the lower mean income. West Berkeley, Suds, Flatlands, 
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McGee, South Berkeley, Bateman, North Berkeley and Northgate also had 
lower mean annual incomes, ranging from 70% of the City-wide mean to just 


equivalent with the City-wide mean. 


The concentration of two special population groups, senior citizens and 
disabled, was examined. Cow Hollow, Suds, San Pablo, Flatlands and Clare- 
mont-Elmwood were found to have between a 2-4% higher concentration of 
senior citizens than the City-wide norm, while Thousand Oaks, Hillside 
and Bateman had a concentration in excess of 4% over the City-wide norm. 
Disabled population concentration higher than the City-wide 9.9% was 

found in Northgate, Westbrae-Nobbs, Suds, San Pablo, McGee and South 


Berkeley. 


Table 5 sets forth the tenure of the housing units in the 21 study areas 


and the composition of structure types. 


V. CONCLUSIONS 


The basic conclusions are indicated in Tables 6 and 7 which provide a 
summary of the problem areas in the City. From the Condition Survey it 
can be seen that the North/Central and South/West areas are the most in 


need of some rehabilitation effort. 


The Condition Survey Areas consist of the following Master Plan Study Areas: 


e Hills - Thousand Oaks, Hills, Hillside & Claremont-Elmwood; 

® North/Central - Westbrae-Nobbs, Cow Hollow, Flatlands, Suds and North 
Berkeley; 

@e South/West - West Berkeley, San Pablo, McGee, Savo Island, Bateman, 


South Berkeley and part of LeConte; and 


-46- 


“oe ere Are 


0 PRM Lata is ee sali an bewaenteray MAbMALUGCH) Omi seein 
eats tn aN SARA GAPE Oo) brat 
. a oS, aera 


| nals gph ee a LN gud Meco ik ie ener wild donot anes é stat 
: Vdd smu Ae. et orl? han 


slp ib hos enone ee anata ntsc we 


ee ee 9 Se we Keanna 


a. bi Aaitd ame oot ome 


a snes stim mete No. boas 


“ene He ta tne 


— 


+ nits 
* 


a 


Panes Seana a 


a _ 7 
7 ry a eee ae tar 


— a 
- a 


e Campus - Northgate, Downtown, South Campus, Willard Park and part of 


LeConte. 


According to the Berkeley Profiles, South Berkeley had the highest inci- 
dence of problem conditions above the City norm with a total of six, 

followed by West Berkeley, McGee, Suds and San Pablo with totals of five. 

The Flatlands and Northgate were next with four. Downtown, Bateman, and Savo 
Island had an incidence of housing problems of three. The Hill area had 

the lowest incidence of problems with only one. And the remaining areas 

of the City, Westbrae-Nobbs, Cow Hollow, Thousand Oaks, Le Conte, Hillside, 
North Berkeley, South Campus, Claxemont-Elmwood, and Willard Park showed 


two problem areas each. 


There is a correlation between Master Plan Study areas showing the highest 
incidence of problems and the Condition Survey problem areas. Four of 

the Master Plan areas showing the highest incidence of problems are in the 
South/West Condition Survey area and two are in the North/Central Condi- 


tion Survey area. 


Because of the limitations of the data sources utilized, further investi- 
gation in the areas is needed to develop more conclusive results. These 
conclusions should not be interpreted as an absolute summary of the facts 


but rather a summary of the cccurrence of certain incidents. 
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Surveyed 


Total 


1. Structure Conditions 
(a) Foundation & Vent. 
(b) Plumbing & Mech. 


(c) Electrical 


2. Ratio of Cost of Repair 
to Floor Area (Average) 


3, Average Cost of Repair/ 
Structure 


4. Year of Last Major Remodeling 


(Average Range) 


Source: 
*per square foot 


1,843 
1,841 


1,840 


Building Condition Survey 


TABLE 1 
HOUSING CONDITIONS 


City of Berkeley 


Single Family 


Residence 2-3 Famil 4-9 Family 10 & Over 
Total Total Total Total Total Total Total Total Total 
Needing| Surveyed Needing | Surveyed Needing | Surveyed Needing | Surveyed Needin 
Repair Repair Repair Repair Repair 
595/214 1084 279/267, 410 89/227 262 22) 87, 87 5/67 
O47 54 1083 55/7, 5%, 410 32y Sy; 261 Le 87 0/- 
684/377, 1082 440/41%, 410 175/437, 261 65/252 87 4. / 5% 
$1.74% $2 04% $1.68%* SL.O2% S53 
$1,980 S1,047 Si 709 Seat $2,347 
1950-59 1950-59 1950-59 1950=S59 1960-69 


Es 


TABLE 2 
HOUSING CHARACTERISTICS 
City of Berkeley 


Housing Units 
A. Occupied 
(1) Owner-Occupied 
(a) Mean Home Value 
(b) Average Value/ 
Income Ratio 


(2) Renter-Occupied 
(a) Mean Contract Rent 
(b) Renter Households 
Paying 25%+ of Income 


Structure Type (Residential) 
A. Single Family Residences 


B. 2-3 Family Residences 
C. 4-9 Family Residences 
D. 10 or more Family Residences 


Characteristics of Housing Units 
A. Units 35 Years Old and Over 


B. Units Lacking Some/All Plumbing 
C. Units with One or More Persons per Room 
D. Units Lacking Complete Kitchens 
Property Transactions (1973) 
A. Houses for Sale 
(1) Houses Sold 
B. Mean Length of Time Advertised 
C. Type of Loans for Houses Sold 
(1) Conventional 
(Q)itGal. 


(3) VA or FHA 
(4) Other 


Source: Berkeley Profiles 
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TABLE 3 


GENERAL POPULATION CHARACTERISTICS 


City of Berkeley 


iL. Total Population Li6,7 16 
a. White 13,0925 63% 
b. Black 27,449 24% 
ec. Other $5742 13% 
2. Households Apgl Oo 
a. Average Household Size 2.55 persons 
3. Mean Annual Income $7,341 
4. St. Citizens. = 462 Years and Older £52544 DS 
5. Disabled JERE Teal 9.9% 


Source: Berkeley Profiles 
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Foundation and Ventilation 


iba Wein 


(a) 
(b) 
(c) 
(d) 


Structure Conditions 


of Structures 


SFR 

2-3 Family 

4-9 Family 

10 Family & Over 


Plumbing and Mechanical 


1. No of Structures 


(a) 
(b) 
(c) 
(d) 


SFR 

2-3 Family 

4-9 Family 

10 Family & Over 


Electrical 


1. No of Structures 


(a) 
(b) 
(c) 
(d) 


SFR 

2-3 Family 

4-9 Family 

10 Family & Over 


Total 
Surveyed 


475 


HOUSING CONDITIONS 
Condition Survey Areas 


HILLS 


Needing 
Repair 


PLA 


12/37 
6/13% 
2/9% 
Dita, 


19/47, 


tO, 
PLUI 
UGE: 
ey 


101/217, 


92/227, 
87227 
1/5% 
ye 


TABLE 4 


NORTH/ CENTRAL 
Total Needing 
Surveyed Repair 
458 130/287 
250 116/46% 
129 12/97 
68 Oi hay 3 
EE -/- 
507 20/4% 
293 ily MAsy 
130 S/ 27, 
66 -/- 
18 -/- 
468 230/397, 
293 173/44% 
129 51/407 
66 12 87, 
15 -/- 


SOUTH/WEST 
Total Needing 
Surveyed Repair 
532 141/26% 
25 87/317, 
iss 43/287, 
OZ iy iz? 
a2 os 
527 46/8% 
285 20/6% 
161 2/137, 
we, 515% 
12 -/- 
559 204/37% 
284 118/427 
163 66/40% 
a7 19/20% 
ils Lie 


CAMPUS 
Total Needing 
Surveyed Repair 

297 46/15%, 
94 19/207, 
80 16/217, 
es 7/10% 
50 4 / 8%, 
303 LL/37, 
96 8/8% 

Vee, 2137 

76 LL 

52 == 
303 137/44% 
95 57/557 
82 51/627 
76 26/34% 
50 3/67, 


7 
a 


Bea cie gasteh Pras 


Bari? (Nii 


IWeie ¥ 


-~S- 


(a) 
(b) 
(c) 
(d) 


3. Average Cost of Repair/Structures 


(a) 
(b) 
(c) 
(d) 


4, Year 
(Average Range) 


(a) 
(b) 
(c) 
(d) 


Source: 


TABLE 4 (cont.) 


Ratio of Cost of Repairs to 
Floor Area (Average) 


SFR 
2-3 Family 


4-9 Family 


10 Family & Over 


SFR 

2-3 Family 

4-9 Family 

10 Family & Over 


of Last Major Remodeling 
SFR 
2-3 Family 


4-9 Family 
10 Family & Over 


Building Condition Survey 


per sq. ft. 


1950-1959 
1950-1959 
1940-1949. 


North/Central 
$ 
per sq. ft 
Lee 
Be27 
1.28 
49 
Se We 3 #, 
1,404 
1,167 
1,098 
894 
1950-1959 
1950-1959 
1940-1949 
1960-1969 


1950-1959 
P950-1959 
1940-1949 


1950=1959 
E950=1959" 
1940-1949 
1960-1969 


afis¢é 


i 


B pieay | 
; 


ant 


-¢€Cg- 


West Berkeley 
Westbrae-Nobbs 
Cow Hollow 
North Berkeley 
Thousand Oaks 
jr taal aE 

Hillside 
Northgate 
Downtown 

South Campus 
Claremont-Elmwood 
Willard Park 
Bateman 

Le Conte 


Savo Island 
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Zope 
3254 
949 
3693 
2494 
4270 
1670 
2734 
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1769 
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TABLE 5 
TENURE AND STRUCTURE TYPE 
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Occupied Owner Renter Total 
Unit& $ Occupied% Occupied% Structures SFR 3% 


2841997 “812 ETE) eis SERS OPA me Th SY ah 1342 
SOS nS y/o ee ail £O> L718" “54. 2352 942 
9S @-98s. 5,08 54 428 46 Whee) Gis 
Sort. VIO 682<- <PO° WISe Goi. 1574 £032 
2456; 99 1975 80 ASA." 20° 2297 Zoe 
A232) 699, 3539 = 33 IOS sed AUSF 3888 
Pos 97 622 BD ake 2G Ves 862 
Z006~ 297.9200 Ge 2456) 193 622 S03 
S200 os 83 - Sotos, JF 245 155 
L663 4 > 406 6 “baS7) 94 347 G2 
2644 97 1254 cy ie G12 0 es Ye tae! Ly ne) 1460 
PSL. “96 L735 9 ELGOS, Oe 633 poy 
684 96 195 20 489 72 366 248 
S017 95 “647 28 S270" hoy gi2o9 ee a 
i182 “90° “160 14 1022 87 426 288 


E55 


120 


74 


236 


84 


10 


18 


19 


£9 


ga 


10 


10 or more 


Family 
14 
18 - 
@) = 
58 3 
6 e. 
1 ea 
a7 = 
61 9 
26 10 
6 eral 
22 E 
43 6 
5 ei 
47 3 
10 2 


3 


« 
DIOLS 


eu | 
<7 oe 
mye 


ae 

. = 

[rer ay ee 

ae ee ee ee 

SSPE Eee ge hei ae? 3 

E 

DULLER EERE ES 
a%.4 5 SEARS Eiaee es | 
BeSSi PRR PSE Reh 2 | 
FRACS Setar soe 
PEPER CES 3 Ae Pes 
Beer Peer, 

.¢ 58 


TABLE 5 (cont.) 


-PS- 


Total Occupied Owner Renter” Total 23 4-9 10 or more 
Units % Units % Occupied Occupied% Structures SFR % Family @ Family @ Family ¢% 
Flatlands 2082 1984 95 554 28° 1430 72 LOS 828 74 LOO! sh7 yo if 16 
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TABLE 6 


CONDITION SURVEY PROBLEM AREAS 


Foundations & 
Ventilation 

SFR 

2-3 Family Units 
4-9 Family Units 
10 Family & Over 


aoon 


Plumbing & Mechanical 


a. SFR 

Ds 2-3 Family 

@. 49 Family 

Gs LO Fama ly & Over 
Ebectri cal: 

a. SFR 

be 2=3 Family 

ec. 4=9 Family 

da JO Family & Over 


Major Remodeling 
4-0 Family Units 


Hills! North/Central {South/West | Campus 
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Age of Housing 
Persons per Room 


Rent as a 
Percentage of Incomg 


Houses Sold 


TABLE 7 


MASTER PLAN STUDY PROBLEM AREAS 


WEST BERKELEY 
WESTBRAE-NOBBS 
COW HOLLOW 
NORTH BERKELEY 
THOUSAND OAKS 
HILL 

HILLSIDE 
NORTHGATE 
DOWNTOWN 
CLAREMONT-—ELMWOOD 
WILLARD PARK 
BATEMAN 

LE CONTE 

SAVO ISLAND 
FLATLANDS 
McGEE 

SAN PABLO 


SOUTH CAMPUS 
SUDS 


EEEEEEPEPETELCECEPE 


Sales with 
Conv. Financing 


Housing Value 
Mean Annual Income 


Population 62 years 
old and over 


Disabled 
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CHAPTER FOUR 


PROPOSED HOUSING CONSERVATION 
GOALS AND POLICIES 
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INTRODUCTION 


Housing conservation should not be limited to physical rehabilitation alone, but should include a total 
range of activities designed to improve neighborhood environments and provide related services to res- 


idents and owners. 


The following goals and policies establish a framework for implementing a City-wide conservation program. 
They represent a compilation of suggested policies and ideas from various citizens groups and housing 


documents. Sources of the policies include: 


e Immediate Action Subcommittee of the Housing Committee of the Planning Commission (IAS of Hsg Com); 
e Housing Policy of the Housing Element (Hsg Element); 

e Ilona Hancock's Housing Rehabilitation Program (LHP); 

e Residential Rental Inspection Program (RRI); 

e Community Development Block Grant Application and Housing Assistance Plan (CDRS); 

e Pilot Program for Residential Rehabilitation Finance Assistance (PPFA); and 


@ Housing Conservation Task Force and Staff Committee comments. 


Reference to the source(s) is made where applicable. The goals describe the community which Berkeley 
is striving to become. Policies indicate the direction in which government should be moving to reach 


these goals.+ 


1 Housing Policy, Housing Element 
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PROPOSED HOUSING CONSERVATION 
GOALS AND POLICIES 


Berkeley Residents Should Be Insured The Availability of Decent Standard 


GOAL ONE 
Housing In Pleasant Neighborhoods At An Affordable Cost 


GOAL TWO The City Should Promote Both Direct And Indirect Actions To Upgrade, Main- 
tain, And Augment The Housing Stock 

GOAL THREE Berkeley Should Have A Housing Conservation Effort Capable of Addressing 

The Needs Of All Residents 


Berkeley Residents Should Be Provided Supportive Housing Services 


GOAL FOUR 
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BERKELEY RESIDENTS SHOULD BE INSURED THE AVAILABILITY OF DECENT STANDARD HOUSING IN PLEASANT 
NEIGHBORHOODS AT AN AFFORDABLE COST 


ONE 
Berkeley, because of its central locale between San Francisco and the other Bay Area cities, its view 


of the San Francisco Bay and easy accessibility by public and private transportation, is a desirous 
With the majority of its housing being built prior to 1925, the City's neighborhoods 
To date, limited 


residential area. 
Federal and municipal efforts have been instituted to preserve Berkeley's neighborhood characteristics 


are characterized by the rich architectural designs which flourished during those eras. 
Such efforts should be expanded to insure Berkeley residents affordable, decent hous- 


and housing stock. 


ing in pleasant environments. 
Commentary 


Insuring the availability of decent, standard, afford- 


Policies 
A. Institute a comprehensive program of 
housing conservation (Hs¢g Element ). able housing in pleasant neighborhoods can only be obtained 
through programs which address the many facets of con- 
Such programs must integrate technical and 


servation. 
financial assistance as well as the provision of housing 


services and public improvements (Hsg Element, TAS) 
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Be 


Policies 


Promote a comprehensive approach to 


conservation of neighborhoods. 


Observe the following priorities for 
housing improvement within established 
program areas: 

e Correction of hazardous conditions ; 
e Correction of code deficiencies; and 
e Performance of general property 


improvements. 


Commentary 


The primary objective of all conservation efforts should 
be to conserve the whole neighborhood. Through a total 
approach to conservation, incipient problems which could 
result in recurring decline in neighborhoods will be 


alleviated, and the neighborhood's preservation insured. 


Although the conservation of whole neighborhoods is the 
primary objective, it is recognized that certain situa- 


tions will arise where this is not possible. 
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INDIRECT ACTIONS TO UPGRADE, MAINTAIN, AND AUGMENT 


GOAL THE CITY SHOULD PROMOTE BOTH DIRECT AND 
THE HOUSING STOCK 
Reduced housing construction and a low vacancy rate have increased the cost of housing in Berkeley, es- 
Increased housing cost coupled with a decline in housing 
Actions must be taken to 


pecially for low and moderate income households. 
maintenance has resulted in a poorer quality of housing for a higher price. 


Commenta 


reverse the trend of deterioration of Berkeley's housing stock. 
Rising interest rates and shortages of money for housing 


Policies 
finance are inhibiting the ability of owners to make needed 


Aggressively seek moderate cost finan- 


A. 
repairs and improvements (Hsg Element). 


cing through public and private sources 


for the conservation program including 
A high percentage of Berkeley residents are renters and 


development of housing (Hsg Element). 
buildings in disrepair are believed concentrated in ren- 


Allow landlords as well as homeowners 
tal housing (IAS of Hsg Com). 


Bis 
to be eligible for participation in 
City-financed conservation programs 
(IAS of Hsg Com). 
C. Provide owners assistance in identify- If owners are assisted in determining necessary repairs 
ing hazardous conditions, code viola- and are made knowledgeable of financing alternatives, 
they will be more inclined to correct deficiencies than 


tions and financing for repairs (LHP). 
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Policies 


Encourage the replacement of housing 


units through both new construction 


and making substandard units standard 


(IAS of Hsg Com/LHP). 


Initiate actions to mitigate increases 
in property taxes generally associated 


with conservation of properties (PPFA). 


F. Endorse the concept of flexible code 
enforcement (RRI). 


G. Promote the enforcement of codes in 


Commentary 


if compliance is pursued through traditional code enforce- 


ment procedures. 
Conservation activities will result in some losses of 


units that are not economically feasible for rehabilita- 


tion; replacement of such units will be necessary to main- 
tain the overall supply of housing in the City. 


Many owners are reluctant to make needed repairs to 
properties because they fear increased tax assessments. 


Actions should be taken to insure that such increases 
Assistance should be provided to owners 


do Mou. “occu . 
in appealing tax increases. 


llowances should be made for the deferral of code compli- 
ance in situations where hardship can be legitimately 


demonstrated and occupants are not in immediate danger 


(RRI). 
Code enforcement, when it is performed mechanically, 


can harm residents economically and socially, and may 


such a manner that the number of low 
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Policies 


and moderate income units are main- 


tained (RRI). 


H. Establish legal remedies and sanctions 
to induce compliance where it is not 


achieved voluntarily (RRI). 


Commentary 


actually reduce the number of low income units through 
wholesale rent increases or abandonment. Conversely, 

a farlure to enforce codes will also result in a-re= 
duction of the low-income housing stock when the cost 

of repairs to severely dilapidated units makes it cheaper 


for landlords to board them up than fix them up (RRI). 


A predetermined strategy is essential for disposing 

of cases where there is no claim of hardship, but the 
owner fails or refuses to comply. If this is not done, 
staff resources will be wasted in repetitious attempts 
to induce compliance and the credibility of conserva- 


tion efforts will be seriously affected (RRI). 
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NEEDS OF ALL 


BERKELEY SHOULD HAVE A HOUSING CONSERVATION EFFORT CAPABLE OF ADDRESSING THE 
RESIDENTS 


GOAL 

THREB ~. 

There is a large student population, which has a transient 
A diverse conservation 


Berkeley has a unique population composition. 
housing need as compared to the special needs of the elderly, disabled, and poor. 


effort, which is innovative and flexible, is essential in order to assist persons with special needs and 


Commentary 


insure that the overall objective of providing suitable housing is achieved. 
Housing conservation programs should not lead to a re- 


Policies 
Develop safeguards to provide adequate 
duction in the supply of housing which poor, elderly, 
physically disabled and minority people can afford. 


ie 
protection to poor, elderly, physically 
People living in substandard housing (probably with 


disabled and minority renters (RRI). 
the lowest incomes ) , should suffer no financial burdens 


from a program of upgrading (LHP). 
Generally residents of hazardous housing live there be- 


cause they can not afford the cost of better units. 


Housing conservation must take intc 


Be 
The purpose of a conservation program should be to re- 


account the concerns of both tenants 
pair housing without further burdening or forcing out 


and financially distressed owners (RRI) 
Berkeley's residents (LHP). 
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Policies 


Attempt to involve all rental housing 


in conservation programs (LHP). 


Provide careful coordination of the 
various programmatic activities so as 
to minimize costs, improve responsive- 
ness to citizens’ needs, avoid dupli- 
cations, and effectively deliver ser- 


vices. 


Commentary 


Tenants, largely unable for a variety of reasons to 
make their own repairs, should be protected from dan- 


gerous housing (IHP). 


Lack of coordination of existing services has inhibited 
the effectiveness of service delivery and responsiveness 


to citizen needs. 
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BERKELEY RESIDENTS SHOULD BE PROVIDED SUPPORTIVE HOUSING SERVICES 


GOAL 
FOUR 
Conservation is not limited to just housing rehabilitation but encompasses such activities as financing 
mechanisms, capital improvements and housing related services. Problems which can not be resolved or 
The City should be able to 


prevented from recurring by conserving the property will be encountered. 


provide residents assistance in obtaining other services. 
Commentary 


Policies 
Citizens can be provided supportive and referral assis- 
tance from community agencies working with the City. 


Establish effective working relationships 


A. 
with community agencies involved in 
housing (CDRS). 
B. Develop a system of effective de- At present, there is no centralized source to which citi- 
livery of direct housing services zens can turn for information regarding housing services 
provided by the private sector and City Government. 


including information and referral 
Mechanisms for instructing residents on how to shop for 


services (CDRS). 
a house, how to do minor maintenance repair, and how to 


Encourage activities which further 


ae 
use effective but uncomplicated management practices 


housing and community maintenance and 
which increase the ability of residents 
would increase the lasting effects of a conservation 


to manage their housing economically 
program. 


(Hsg Element). 
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Commentary 


Policies 
In addition to designated program areas, the City should 


assist residents throughout the City in planning and 


Encourage private neighborhood improve- 
undertaking their own conservation activities. 


Ps 
ment efforts (IAS of Hsg Com). 
E. Promote preventive and continuing main- Once een activities within an area are completed 
tenance programs for homeowners, land- residents should be provided assistance in maintaining 
their properties to prevent the need for additional 
Residents should be provided training in 


expenditures. 


lords, and tenants (IAS of Hsg Com). 
various aspects of continuing and preventive maintenance. 


Undue hardship to residents of properties participating 


F. Provide relocation payments and services 
in conservation programs can be alleviated by providing 
a total range of relocation assistance (IAS of Hsg Com). 


to persons whose housing is to be re- 


Temporary reloca- 
Relocation payments should be used as a positive tool 


placed or repaired. 
tion assistance should be available 

to residents of housing undergoing re- to help alleviate substandard housing conditions (CDRS). 
pairs which seriously interfere with 


their day-to-day living (IAS of Hsg Com). 
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CHAPTER FIVE 


HOUSING CONSERVATION PROGRAM 
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I. INTRODUCTION 


The Housing Conservation Program is one of Seven components ae a 
Comprehensive Housing Conservation Report that was mandated and 
funded by the Berkeley City Council in January of 1974. The Pro- 
gram should be viewed as a general planning document which will 
provide the programmatic framework for the newly established Hous- 
ing and Development Department. Additionally, the Housing Conser- 
vation Program incorporates a builds upon existing and planned 
City conservation efforts and defines new, innovative program ap- 
proaches which the City should utilize. The core of the first 
year Program is the City's approved Community Development Housing 
Program, the Pilot Rehabilitation Program, and the City's existing 


codes program. 


In adopting its Housing Conservation Policy, the City Council spe- 

ecified that: 
" ,.housing conservation is meant to include those governmen- 
tal actions required to maintain the existing housing stock 
and the City's residential areas in good condition over time. 
Such actions may include programs to finance housing mainte- 
nance and repair through loans and subsidies; actions to fos- 
ter the construction of replacement housing and/or relocation 
housing; provision of public improvements and services to resi- 
dential areas; and, programs to encourage and promote private 
investment in home maintenance and improvement, including ef- 


forts to mitigate the effects of barriers to such investment." 
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From this general framework, a Housing Conservation Program has 
been defined in terms of the following broad program elements: 
municipal loan, codes inspection and compliance, housing rehabili- 
tation, replacement housing, relocation services, preventive main- 
tenance, architectural and historic preservation, public improve- 
ments and services, and housing services. For each element, one, 
three, and five year objectives are defined and projects to faci- 
litate achievement of those objectives are identified and described. 
Unless specified, all projects are proposed for operation for the 
entire five year time frame. Suggested programmatic policies of 
the Housing Committee and implied programmatic policies contained 
in Councilmember Hancock's proposal are reflected in the Housing 
Conservation Program, as well as in the other sections of the 


Report. 


The components of the Housing Conservation Program recognize the 
need for varying approaches to conservation to address the differ- 
ences in neighborhood development and housing stock type and con- 
dition. Additionally, they take cognizance of the need for lever- 
aging mechanisms to achieve Citywide housing conservation. Housing 
is a priority issue in Berkeley as evidenced by the allocation of 
more than fifty percent of Community Development Block Grant funds 
to housing programs, by the creation of the Housing and Development 
Department, and by the above mentioned Housing Conservation Policy. 
Moreover, citizens and public officials acknowledge the existing 
housing stock to be the City's greatest housing resouce. The Hous- 
ing Conservation Program is a product of that recognition and re- 
flects the concerns of citizens as well as concerns of public of- 
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If. ASSUMPTIONS 


The Housing Conservation Program has been developed under the fol- 


lowing assumptions: 


@® Berkeley City Government is committed to implementation of 
a Housing Conservation Program and will provide financial 


support for such a program, 


® Berkeley will continue to receive Community Development 


Block Grant funds for the next five (5) years; 


® A significant portion of the City's future Community De- 
velopment Block Grant funds will be allocated to housing 


conservation and related programs; 
a 


a 
@® A State Housing Finance Agency will be established and will 


provide funding for conservation efforts by local juris- 


dLebt2ens., aud, 


@® The City will be in a position to leverage public funds in 
the private sector to help finance housing rehabilitation 


and conservation. 
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Iift. MUNICIPAL LOAN ELEMENT 


Paramount to implementing an effective viable conservation effort 
will be the development of a flexible financing mechanism which has 

a capability for addressing the multiplicity of finance-related 
issues inherent in housing conservation. The loan mechanism should 
utilize to the fullest extent possible, methods for leveraging exist- 
ing, source funds to facilitate wide scale rehabilitation and re- 
duce dependency upon external funding sources. Additionally, it 
Should produce a multiplier effect of increased investment in 


conservation areas by private lending institutions. 


A.  ONE*YEAR OBJECTIVES 


® To develop an expanded financing mechanism comprised of 
individual fund accounts for loans in conjunction with 


specific conservation program components; 


@ To begin an in depth exploration of the advantages and dis-~ 


advantages of alternative leveraging mechanisms; and, 


e To assess, modify and improve upon existing municipal loan 


vehicles. 


B. THREE~YEAR OBJECTIVES 


e To assess the effectiveness of the expanded municipal load 


mechanism and make modifications and changes as needed; 
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@® To develop and test financing vehicles which will reduce 
the City's dependency upon outside funding sources for di- 


rect funding of rehabilitation efforts; and 


® To determine the effectiveness of alternative financing 
mechanisms in leveraging available funds at a ratio of ap- 


proximately ten to one. 


C. FIVE2YEAR OBJECTIVES 


@® To reassess, refine and have fully operational, a flexible 
financing mechanism with a cability for effectively addres- 
sing financing needs related to housing conservation, in- 
cluding leveraging of available resources and reducing 


dependency upon external funding sources. 


D. CURRENT MUNICIPAL LOAN PROGRAM 


The City's current Municipal Loan Program has the following prin- 


cipal characteristics: 


® it is designated for use only in conjunction with the Pilot Re- 


habilitation Program, 


@ it provides for a sliding interest rate from one percent to 
market rate depending upon the financial capabilities of the 


loan recipient, 


® it is designed to provide "nonbankable loans," i.e., loans for 
owners unable to obtain loans through private lending institu- 


bLONS's 


ey ae 


a ae . 
r i 


wm WW Od, rr > wt 
ee 


P Ea 
eo, @ 


; 7 


only structures which have four units or less qualify for the 


program, 


it has a maximum amount of $10,000 per unit and a maximum loan 


of $15,000, 
loans are for a maximum of twenty years, 


there are no grants provided by the program. In special hard- 
ship cases, a deferred loan may be awarded with the applicant 


paying only Five Dollars ($5) per month, 


although absentee owners are eligible, they may receive loans 


for correction of code violations only, 


absentee owners may not pass on to renters any more than in- 
terest increases attributable to the loan prorated over the 


period of the loan and tax increases, 


the loan represents a lien against the property and must be 


paid in full upon sale or transfer of the property, 


the source of funds for the current program is $550,000 from 


the City's General Fund. 


in order to test the feasibility of augmenting the funds for 


future adaptations of the program: 
-there will be an attempt to balance the portfolios at 6.5 
percent, the City's current borrowing rate. If this attempt 


is successful, it will indicate that in the future the City 
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could borrow money for this purpose and except for adminis- 
trative and default costs the program would pay for itself. 
Also, the higher the portfolio is balanced, the less diffi- 
cult it would be to sell it on a secondary market to gener- 


ate additional funds, 


-there is a prepayment bonus provision, which would provide 
an incentive for owners to pay back early, thereby increas- 


ing the amount available for loans. 


® there is a five-person advisory committee, the Housing Rehabili- 
tation Loan Committee, to the program. This committee is com- 
posed of two members of the financial community, two members of 
South and West Berkeley, and the City Director of Finance. It 
is advisory to the City Council and it reviews and approves ap- 
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E. EXPANDED MUNICIPAL LOAN PROGRAM FOR COMMUNITY DEVELOPMENT 


The Expanded Municipal Loan Program as developed for the applica- 
tion for Community Development Block Grant funds builds upon the 
program as described above. It will utilize the basic mechanisms 
developed for the current program, such as the Housing Rehabilita- 
tion Loan Committee, the disbursal of checks to contractors by use 
of title insurance company services, and collection of loan pay- 


ments through an established City relationship with a bank. 


The expanded program will be different from the existing program 


in two essential ways: 
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e It will have as its source of funds the Community Develop— 


ment Block Grant; 


@ It will provide nonbankable loans for a number of City pro- 
grams designed to conserve the housing stock rather than 
just the one Pilot Rehabilitation Program. The programs 
included in the Community Development application which 
will utilize the Expanded Municipal Loan Program as source 


of monies for rehabilitation are: 


Municipal Loan Estimate 

Program Fund Amount No. of Loans 
Neighborhood Rehabilitation 

Inspection Program $325 ,000 50 
Emergency Repair Program $100,000 ho 
Plysically Disabled and 

Seniors' Housing Rehabil- 

itation Program $200,000 20 


In expanding the current loan program it will be necessary to 

modify the current Municipal Loan Guidelines so that the require- 
ments will be consistent with the goals of each program it will 
serve. For instance, the sliding interest rate may be infeasible 
for the Physically Disabled and Seniors' Program and a lower maximum 


loan is probably indicated for the Emergency Repair Program. 


As currently envisioned the Expanded Municipal Loan Program will 
have its project leader located within the Administrative Services 
arm of the new Housing and Development Department. The Community 
Development plan includes $71,700 for administration of the program. 


The major initial responsibilities of the Project Coordinator 
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will relate to both the current and proposed General Fund and Com- 
munity Development funded Municipal Loan Program and will include: 
@® developing the modified guidelines and procedures for the 
use of the Municipal Loan Program by the Community Develop- 
ment projects; 
® in conjunction with the Finance Department and Bank, devel- 
oping an effective default program including counseling and, 
perhaps, a default insurance program funded through premiums 
collected with the loan; 
@ monitoring the entire Municipal Loan Program, making sure 
that staff at the project offices are trained, procedures 
are paiionesl documentation is complete, and records are 
properly maintained; and 
@® acting as staff to the Housing Rehabilitation Loan Com- 


mittee, 


The other major area of responsibility for the Municipal Loan 
Program Coordinator will be to work with the Program Planning Di- 
vision of the Housing and Development Department on expanding the 
program for use in conjunction with all conservation activities 

and, very importantly, to get into actual operation mechanisms for 
funding the program through sources other than the direct use of the 


General Fund and Community Development monies. 


F. POTENTIAL SOURCES FOR FUNDING AN EXPANDED: MUNICIPAL LOAN PROGRAM 


Before discussing the potential sources for funding an expanded 
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Municipal Loan Program, the types of costs requiring funding should 
be identified. There are three such major costs: 
@e the cost of administering the program, 
® if the loan money is borrowed and then loaned out at a 
lower rate, the difference between those two amounts, 


® the cost of defaults. 


Aside from the above costs there is the major problem of amassing 

enough capital to have available a continuous source of money to 

loan to owners participating in rehabilitation. The exploration 

of sources other than the direct use of General Fund and/or Com- 

munity Development monies for rehabilitation loans is warranted 

because: 

® the competing demands for other uses of these monies are 
great; and 

® these sources could not provide enough capital to support 


avery large program. 


Interviews and research have uncovered a number of potential ad- 
ditional sources of funds, some of which are more real possibili- 
ties than others. The major potential sources are: 

® use of a secondary market; 

® use of the City's Pension Fund; 

® direct borrowing; 

° the City floating bonds under the Marks-Foran Bill; 

® the Redevelopment Agency floating bonds either under the 


Marks-Foran Bill or by using tax increment financing; 
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e use of financing to be made available under Assembly Bill 
#1 (Chacon-Moscone-Zenovich Housing and Home Finance Act) 
which should be soon signed by the Governor. 


Each of these possibilities is discussed briefly below. 


SECONDARY MARKET 


A secondary market is a source which is willing to buy a "portfolio" 
of loans which have already been given out by a lender, in this 
case, the City. The portfolio is sold at a negotiated yield rate 
for the secondary lender which may not be the same rate for which 
the loans were originally drawn. The purpose of utilizing a second- 


ary market is to generate additional capital for relending. 


Two major secondary market sources are insurance companies and em- 
ployee pension funds. The Federal National Mortgate Corporation 
(Fannie-May) was set up by the Federal Government to buy FHA-in- 
sured mortgates and the Federal Home Loan Mortgage Corporation was 
recently (1970) established principally to buy mortgage portfolios 
from savings and loan associations. The Urban Reinvestment Task 
Force (a joint effort by HUD and the Federal Home Loan Bank Board) 
is planning to set up a secondary market for the Neighborhood Hous- 
ing Service projects; however, they are several years away from hav- 


ing established a solid secondary market for those projects. 


Interviews have revealed that private lenders are having a hard 
time finding secondary markets for sound loan portfolios and that 
it would be very difficult to find a secondary market for a "char- 


itable loan" (non-bankable loan) portfolio. Pursuit of insurance 
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companies and insurance funds should not be entirely ruled out, 
however. Also, there is some sentiment among bankers that at a fu- 
ture date HUD and the Federal Home Loan Bank Board will recognize 
the need to provide a secondary market for rehabilitation loans 

and will set up a mechanism for doing so. At that point, the City's 


' would be more substan- 


portfolio would have had time to "season,' 
tial, and therefore easier to sell. As mentioned earlier, main- 
taining a high enough average interest rate will also be necessary 


in order to seriously consider this avenue of generating additional 


capital. 


PENSION FUND 


The use of the City's Pension Fund as a secondary market for re- 

habilitation loans is a possible alternative. The argument could 
be made that it would be very logical for Pension Fund monies to 

be invested in mortgages. However, it should also be noted that 

the capital available through the City's Pension Fund is limited 

(approximately $5 million), being reduced, and not capable of 


further expansion. 


DIRECT BORROWING 


Money could be borrowed directly from a lending institution. This 
method would require providing some collateral, probably Community 
Development funds. The Bank of America handles this process by 


setting up a trustee. The City borrows a certain amount of money, 
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draws down as much as it will use in a certain period of time, 
and the trustee invests the remainder on behalf of the City so 


that the interest being charged on the borrowed money is offset. 


An advantage of this approach would be that the City could pass on 
to owners the advantage of its municipal borrowing rate (currently 
6.5 percent). In addition to banks, other direct sources which 
could be pursued are the University pension fund, county pension 


funds, and credit unions. 


CITY FLOATING BONDS 


The recently passed Marks-Foran Bill allows public entities to is- 
Sue revenue bonds in order to raise capital to provide low interest 
loans for rehabilitation. The act originally raised three legal 
issues: 
@ whether or not the provision of loans would violate 
state laws prohibiting the lending of public monies 
to private persons, 
@ whether or not the bonds would be valid revenue bonds, 
which do not require a vote of the electorate. 
@ whether such a project could be considered a "low- 
rent housing project" requiring a vote of the elec-~ 


torate. 


In connection with San Francisco's Residential Assistance Program 
(RAP), these legal issues were tested in court. On February 11, 


1975 the San Francisco Court of Appeals ruled that with respect 
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to the RAP Program these legal issues were not impediments and 


that the City could proceed to issue the bonds. 


Indications are that for floating bonds for this purpose: 


the rehabilitation loans should be secured by a deed of 
yop aS tages 

a reserve fund maintained at approximately twice the yearly 
debt service or one-tenth of the borrowed amount would be 
required. The purpose of this would be to pay the bond 
issuer agency any payment not made by the mortgagor. The 
source would probably be Community Development funds; 
initial contact with one bond house in New York indicated 
that still a third security mechanism would be required. 
The suggestion of that bond house was a first lien on ad- 
ditional Community Development funds to make up any defi-~ 


ciencies resulting from defaults. 


A consideration in pursuing the bond-floating method of raising 


capital is the City's limitations on floating bonds. The City has 


a current capacity of between $50 and $60 million bond floating 


capacity. 


A decision between borrowing directly and floating bonds would of 


necessity take into account: 


@ the total amount of money to be borrowed. It would prob- 


ably be possible to find a single lender willing to loan 
$5 million, but $50 million would be more than a single 


lender would be willing to commit; 
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e the fact that the underwriting fees for negotiating with a 
Single lender would be less than those associated with 
floating bonds; 

e the fact that the rates of a Single lender would probably 
be comparable to those of a bond issue; 

e the fact that the qualification requirements would be the 
same for both sources; i.e., the City's credit standing, 
the source of revenue, and the order of repayment (short, 
intermediary, or long-term; with short being one to two 
years, intermediary being two to five years, and long-term 


being five or more years). 


REDEVELOPMENT AGENCY FLOATING BONDS 


Redevelopment Agency staff have made informal contacts with the 
Cacy GIRS ioe an interest in utilizing its bond floating capa- 
city either under the Marks-Foran Bill or by using tax increment 
financing to raise capital for rehabilitation loans. An advantage 
of this approach is that the Redevelopment Agency is not by law 
limited in the dollar amount of bonds it may float. There are 
several potential disadvantages, including the necessity for the 
City to use an outside entity to raise capital for its rehabilita- 
tion programs, the fact that tax increment financing requires large 
renewal efforts to support it, and the fact that tax increment fi- 
nancing siphons off tax monies which would otherwise be used for 


other purposes. 
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STATE HOUSING AND HOME FINANCE ACT 


The Chacone-Moscone-Zenovich Bill has not yet become law; however, 
it promises to provide money to localities for rehabilitation pro- 
grams. Because it is such a wide-sweeping bill and is moving the 
State into an area which is entirely new to it, the details are not 
refined and it will be some time before it is clear in what speci- 
fic ways the Act will be useful. This potential source, however, 


should be watched closely. 


All of the above assumes that the City will run its own program of 
providing non-bankable loans coupled with a full range of services 
while working closely with private lending institutions and en- 
couraging them to provide bankable loans. Two approaches to re- 
habilitation which differ from this are loan guarantee and inter- 
est subsidy programs. With such programs, the City would not have 
as much direct control over assuring a service-coordinated and 


oriented program. 


The above description of potential sources of funds for expanding 
the Municipal Loan Program is meant to lay out in a preliminary 
way alternative avenues of approaching the problem. A great deal 
of additional detailed work will be required during the first 
Community Development year in order to get into operation at least 


one of the alternatives. 
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IV. CODES INSPECTION AND COMPLIANCE ELEMENT 


Codes inspection and compliance can be an effective and positive 
mechanism for achieving conservation of the housing stock. In 
light of the fact that two-thirds of the City's housing units are 
renter-occupied, it becomes incumbent upon City Government to de- 
velop approaches to code inspection and compliance to facilitate 
conservation without causing undue hardship to tenants and land- 
lords. This responsibility implies a de-emphasis of the policing 
power inherent in code enforcement and focusing on a service ori- 
ented approach to compliance with stringent enforcement mechanisms 
for those who can afford to comply but refuse. It also implies 
development of clear, concise operating procedures which define 
the role and responsibilities of program staff, as well as the 
rights and responsibilities of tenants and landlords. Finally, 
it infers that the City will play a direct assistance role with 


respect to achievement of compliance. 


The Codes Inspection and Compliance Element will focus on renter 
occupied structures for the first five years. Coordination with 
service and financial assistance programs is an integral part of 


the program approach. 


A. ONE-YEAR OBJECTIVES 


e To define inspection districts within the City based on 
distribution of multi-unit, residential structures; 


@ To establish a data base based upon statistical survey 


samples; 
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e@ To commence implementation of a demonstration inspection 
and compliance project, to include provision of financial 
assistance to facilitate compliance; 

e To provide municipal support to facilitate prompt remedy of 
immediately hazardous conditions identified throughout the 
City ; 

e To systematize the existing codes complaint process; and 

@® To develop appeals, notification and legal remedy mech- 


anisms to facilitate compliance. 


B. THREE-YEAR OBJECTIVES 


e To inspect and identify code conditions in multi-unit, residential 
structures; 
@ To ascertain the scope of municipal financial involvement 
Woxaed to achieve correction of various levels of code 
conditions. 
@ To implement an efficient and effective notification, ap- 
peals and legal remedy system; and 
e To develop a capability for addressing emergency situa- 


tions on a Citywide basis. 


C. FIVE-YEAR OBJECTIVES 


e To implement a comprehensive, Citywide codes inspection 
and compliance system which includes the components nec- 
essary to achieve prompt remedy of code violations, with- 


out causing undue hardship to tenants and landlords and 
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provides coordination with financial assistance and hous- 


ing services. 


D. RESIDENTIAL RENTAL INSPECTION 


The Residential Rental Inspection project will establish a City- 
wide comprehensive codes inspection and compliance system, includ- 
ing an appeals mechanism, coordination with training and housing 
service programs, and compliance timetables. The project will 
operate within a framework of aiming for maximum compliance while 
minimizing financial hardship to tenants and landlords. The sys- 


tem will be implemented in phases over a period of five years. 


Phase I - Will be identification of structure conditions, correc- 
tion of immediately hazardous conditions in multi-unit residential 


structures, and standardizing the present compliance system, 


Phase II - Will focus on identification of rental single family 
and duplex structures and correction of incipiently hazardous con- 


ditions in multi-unit residential structures. 


Phase III - Will involve implementation of a Citywide codes in- 
spection and compliance system with mechanisms to mitigate rent 
increases; to avoid causing financial hardship to owners or tenants 
as a result of code repairs; and, to effectively achieve compliance 


by recalcitrant as well as cooperative owners. 


The City will be divided into inspection districts, the size of 


which will be determined by the concentration of multi-unit 
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residential structures. The higher the concentration of such 
structures the smaller a district will be, and oe versa. Pri- 
ority for determining in which districts systematic inspection 
should commence first will be based on data ascertained through 
the City's current residential inspection operation. This data 

can give a broad view of which sections of the City have the great- 
est need for inspection and thorough data maintenance on multiples. 
The existing inspection operation will be phased out in those dis- 


tricts in which systematic inspection commences. 


Utilizing defined reinspection timetables, properties will be in- 
spected and classified according to structure condition, taking 
into consideration the property owner's ability to make repairs 
and the tenants’ ability to pay. Conditions will be categorized 
according to immediately hazardous, incipiently hazardous, non- 
hazardous code work required, rehabilitation recommendatinos, and 
no work needed. For these categories the following reinspection 
timetables will apply: 

e 5-year reinspection - properties requiring no work; 

, 

e 3-year reinspection - properties with no code violations 
but rehabilitation work is recommended to achieve conser- 
vation; 

@® il-year reinspection - properties containing non-hazardous 
code conditions, or incipiently hazardous conditions. 
Mutually agreed upon compliance schedules will be estab- 
lished for these cases based on the owners’ ability to 


make repairs, the tenants! ability pay, and the availability 


of funds. 
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@ 15-day reinspection - properties containing immediately 
hazardous conditions. Compliance schedules will be estab- 
lished and mutually agreed upon by the owner and staff, 
but work will have to commence within 15 days and progress 
inspections will be scheduled for every 15 days. Once 
compliance is achieved, these properties will be classi- 
fied for one or three year inspections as warranted by the 


condition of the structure. 


For those cases which fall within the l-year and 15-day reinspec- 
tion categories and are identified as hardship cases, financial 
assistance will be available through the Emergency Repair Project 


and/or Neighborhood Rehabilitation Project. 


To effectively achieve compliance in those cases falling within 
those same two vemiatection categories but involving owners who 

ean afford to nae repairs but simply refuse to, stern compliance 
mechanisms will be instituted and utilized. Examples of possible 
alternatives are: revoking certificates of occupancy and licenses; 
enforcing State law AB 475 which provides for suspension of stand- 
ard state tax deductions; and, the City having the repairs made and 


placing a tax lien on the property to ensure repayment. 


Tenants will be sent a copy of the Notice of Violation at the same 
time the owner is notified. Moreover, tenants will also be noti- 


fied when code violations have been corrected. 


Only those owners of multi-unit residential structures who are 
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unable to obtain conventional financing for repairs and who are 


willing to enter into an agreement with the City not to increase 


rents and related charges more than the loan interest and increased 


property taxes resulting from rehabilitation will be eligible for 


municipal loans. 


Suggested priorities for allocation of loan funds are as follows: 


first priority to owner-occupants whose properties contain 
immediately hazardous and incipiently hazardous conditions; 
second priority to absentee-owners of properties contain- 
ing immediately hazardous and incipiently hazardous condi- 
tions 3 

third priority to owner-occupants of multi-unit residential 
properties with code violations, but no hazardous conditions; 
fourth priority to absentee-owners of properties with code 
violations’ who are willing to make no rent increases at 

all for at least one year, and subsequently only increases 
attributable to the loan as indicated above; and 

fifth priority to absentee-owners of structures with code 
violations who agree to make only those increases attrib- 


utable to the loan as stated above. 


A standardized reporting system will be developed to ensure uni- 


formity of data collected for input into the Department's housing 


information system. 
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E. NEIGHBORHOOD REHABILITATION INSPECTION 

This project was funded through the Community Development Block 
Grant and will establish a small demonstration district within one 
of the larger inspection districts discussed in the Residential 
Rental Inspection Project. It will be a three-year project designed 
to test the City's ability to implement systematic codes inspection 
and compliance, utilizing a service approach to compliance. Appeals, 
notification, and complaint procedures, as well as application of 
defined hardship criteria, developed in conjunction with the Resi- 


dential Rental Inspection Project, will also be tested. 


The designated demonstration district will contain a mix of struc- 
ture types comprised primarily of four or more units. Structures 
identified as having immediately hazardous and incipiently hazard- 
ous conditions will be the target of the project. Priority for 
designating the demonstration district will be based on the data 


findings discussed in,Chapter Three. 


Only those owners who are unable to obtain conventional financing 
and who are willing to enter into an agreement with the City not 

to increase rents more than an amount necessary to cover the cost of 
loan interest and increased taxes, will be eligible for a municipal 
loan. The following criteria are suggested for allocation of muni- 


cipal loan funds: 


e First priority will be accorded owners of properties contain- 
ing hazardous conditions. Within this category the following 


priorities will apply: 
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first priority will go to cases in which the owner lives 
on the property and the majority of the units are rented 
to lower or very low income families as defined by the 
Section 8 Program; 

second priority will go to absentee-owners of properties 
in which the majority of the units are rented to lower or 
very low income families; 

third priority will go to owner-occupants of properties in 
which the majority of units are not rented to lower or very 
low income families; and 

fourth priority will go to absentee-owners in which the 
majority of the units are not rented to lower or very low 


income families. 


Second priority will be accorded owners of properties containing 


non-hazardous code conditions. Within this category the same 


subset of priorities as indicated above will apply; and 


Third priority will be accorded owners of properties with re- 


habilitation recommendations with the same subset of priorities 


as indicated above being applied. 


A variable interest rate approach will be used in assigning inter- 


est rates to loans. This approach will provide the flexibility 


needed to take into consideration the various factors which could 


account for an owner being unable to obtain conventional financing. 


An owner who is refused conventional financing because his credit 


report indicates consistently late payments, shouldn't receive the 
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Same interest rate as one who is refused a conventional loan be- 
cause income generated by the property is insufficient to amortize 


additional indebtedness. 


Prior to implementation, detailed loan guidelines, and procedures 


for implementing the guidelines will be developed. 


An adjunct to this project will be a concerted effort on the part 
of City staff to assist owners in obtaining Section 8 rent subsidy 
commitments from HUD and/or assist tenants to obtain Certificates 


of Family Participation through the Section 8 existing program. 


Another service component of the program will be assessment of 
public services in the district and provision of some public im- 
provements. This activity will be initiated during the first 


phase of implementation. 


F. EMERGENCY REPAIR FUND 


The Emergency Repair Fund was one of the components of the Com- 
munity Development Housing Program approved for funding during the 
first year. The” purpose of the Fund is to provide the City with a 
flexible mechanism for addressing emergency situations involving 
immediately hazardous conditions which are discovered through the 
City's conservation efforts. The Fund will serve as a complement 
to the Residential Rental Inspection, including the City's ongoing 
residential complaint process, Neighborhood Rehabilitation Inspec- 


tion, Physically Disabled and Seniors' Housing Rehabilitation, 
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Pilot Rehabilitation, Landmarks Preservation, and Neighborhood 
Housing Rehabilitation projects. It is viewed as a necessary and 
important tool for stemming rapid deterioration of the housing 


stock. 


The Fund will be utilized Citywide and will remedy immediately 
hazardous conditions in cases where owners refuse to make repairs, 
as well as in cases where owners are willing to make repairs but 
are unable to do so due to financial hardship. For the latter 
cases, loans will be provided. In cases involving recalcitrant 
owners who can afford to pay, the City will cause the repairs to 
be made and place a tax lien on the property taxes to insure 
early repayment. These two types of cases would most often be en- 
countered by staff involved in the Residential Rental Inspection, 
Neighborhood Rehabilitation Inspection, the complaint process, and 


possibly Landmarks Preservation projects. 


A different kind of situation might be encountered through the 
Pilot Rehabilitation, Physically Disabled and Seniors' Housing 
Rehabilitation, and Neighborhood Housing Rehabilitation projects. 
This is most likely to be a case in which the owner qualifies for 

a municipal loan, plans to correct code violations and make general 
property improvements, but there are immediately hazardous condi- 
tions on the property which must be corrected before the loan is 
approved and granted, and the owner is financially unable to make 
the repairs. In this instance, a loan would be made from the 
Emergency Repair Fund to correct the immediately hazardous condi- 


tions and computed as a part of the total rehabilitation loan. 
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Once the rehabilitation loan is granted, the Emergency Repair Fund 
would be reimbursed and the money would be available for additional 


loans. 


Municipal loan guidelines and procedures will be developed prior 
to implementation. Additional planning activities include defin- 
ing the meaning of hardship with respect to landlords, developing 
procedures for causing repairs to be made, and developing notifi- 


cation and appeals procedures. 


-~96=— 


a - 


- 
een hd Fr2arje- re 


7 


res = i : : : 
sant i2thte eat waceg en ee ee @ . i bet sf Si ¢ 
. aioe . ria, 
i 


soba he ralevad di ees 
«2 ital ait <_! cota Pa niall J ane sieht “anya 


—] Di aan: a han ys @4 iol Aeat ifayt agi 


: 7) on Vee 
fic, i " ,@ ia ae aaa il we adahee ori Vix hei 67 BFS ; is 
a i 
SM site 1 Sha) in ‘dae wf os ager Diccues Set - > al 
_ 7 ' 
7 . - whence, eee ra 
7 : 
y 
a 


V. HOUSING REHABILITATION ELEMENT 


Better than ninety percent of Berkeley's residential structures 

are comprised of one to four units. While this category by no 
means represents how or where most Berkeley residents live, it does 
provide an indication of the residential development system of the 
City. The majority of Berkeley's residential neighborhoods are 

low density with older housing stock and utility infra-structure. 
While much of the housing stock is in good repair, a significant 
amount, particularly in the West Berkeley, South Berkeley and 
Flatlands areas of the City, are in need of extensive repair. A 
conservation approach directed at a total upgrading of neighborhoods, 
including public improvements and institution of continuing mainte- 
nance plans as well as rehabilitation of residential structures, 


is needed. 


A. ONE-YEAR OBJECTIVES 


@ Provide direct financial assistance for rehabilitation of 
fifty (50) properties and technical assistance in securing 
bankable loans of one hundred (100) properties in the tar- 
get areas of the Pilot Rehabilitation Project. 

e Translate experience gained in the Pilot Rehabilitation 
Project into a viable rehabilitation approach for conser=- 
vation of low density areas of the City. 

e Provide direct financial and technical assistance for re- 
habilitation of twenty (20) properties owned by the elderly 


and/or physically disabled. 
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@ Develop construction expertise in two teams of construc- 
tion trainees to augment the Pilot Rehabilitation and Phys- 
ically Disabled and Seniors' Housing Rehabilitation pro- 


jects. 


B. THREE-YEAR OBJECTIVES 


@ Implement a Neighborhood Housing Rehabilitation Project 
which builds upon the experience gained in the Pilot Re- 
habilitation Project, and which has a capability for re- 
habing one hundred (100) properties annually. 

e Expanding the Rehabilitation component for the elderly 
and physically disabled to accommodate rehabilitation of 


fifty (50) properties annually. 


C. FIVE-YEAR OBJECTIVES 


e Implement a full scale housing rehabilitation approach 
which can rehabilitate two hundred (200) properties an- 
nually through direct financial assistance and generate 
rehabilitation through private financing for an additional 


two hundred properties. 


| : 
D. PILOT REHABILITATION PROJECT 


This is a demonstration rehabilitation effort designed to phys- 
ieelly upgrade three pilot areas, approximately three blocks each, 


containing a total of approximately three hundred fifty (350) 
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properties. The areas are low density residential, with predom- 
inantly single family structures and some two-to-four unit struc- 
tures. The conceptual framework of the project is based on a vol- 
untary approach to rehabilitation. Within that context, the 
project is designed to test the following concepts: the ability 
to generate private lending institution interest in areas they 
have formerly avoided and encourage them to make bankable loans to 
qualified residents; the feasibility of mitigating rent and tax 
increases; the ability of the City to use its Municipal Loan Pro- 
gram in order to make high risk loans and develop a portfolio with 
an average yield equal to the City's borrowing rate; and, the 
ability to have a high level of community participation in a con- 


servation program. 


Through the Municipal Loan Program, loans are provided property 
owners who are unable to obtain conventional financing to make re- 


habilitation repairs. 


Services offered by the program include: property surveys and 
work write-ups with cost estimates; preparation of plans and speci- 
fications; preparation of bid documents and bid solicitation and 
evaluation; contract and work progress monitoring; and recordation 
of appropriate documents. Staff assistance is accorded property 
owners receiving bankable loans as well as owners qualifying for 


municipal loans. 


Funds from the Community Development Block Grant have been allo- 


cated for provision of public improvements and street beautification. 
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The Neighborhood Improvement Committees are developing an improve- 


ments plan for each area. 


The Neighborhood Improvement Committees (NIC) are the community 
participation vehicle for the project. Each area has an NIC 
which plays an important role with respect to informing residents 
and property owners in the areas of the program and enlisting 
their participation; periodic review of the conduct and progress 
of the program; and, proposing policies and guidelines for loan 
application approval. Staff assistance is provided the Neighbor- 


hood Improvement Committees in carrying out these functions. 


The Pilot Rehabilitation Project is designed to give the City the 
programmatic and operational experience necessary for implementing 


a comprehensive, Citywide housing rehabilitation effort. 


E. PHYSICALLY DISABLED AND SENIORS’ HOUSING REHABILITATION 


Many of Berkeley's low income poor residents are elderly and/or 
physically disabled, residing in older, deteriorating housing in 
physically declining areas of the City. Because most of these 
residents are forced to live on nominal, fixed incomes, they are 
financially unable to properly maintain their properties. De- 
ferred maintenance rapidly becomes code violations, which when 


allowed to go uncorrected create a need for renovation. 


The Model Cities Rehabilitation Project began to address this 


Situation by providing grants and loans to elderly residents in 
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the model neighborhood. However, limited funds and termination 

of the Program restricted the amount of progress made in tackling 
this problem. The Physically Disabled and Seniors' Housing Re- 
habilitation project will build upon the effort initiated by the 
Model Cities Program, and expand it to include the physically dis- 
abled. It will be, to the extent possible, a concentrated approach 
to rehabilitation. Technical staff assistance and direct financial 
assistance in the form of loans will be provided to participants 
to facilitate conservation of approximately 20 properties during 


the first year. 


The maximum loan amount will be $15,000, with a flexible interest 
rate, with a maximum loan term of twenty (20) years. Deferred 
payment loans, with a minimum monthly payment of five dollars ($5) 


will also be extended. 


Additionally, a myriad of services like those offered by the Pilot 


Program will be offered. 


Priority for participation in the project will be accorded to those 

property owners who applied for assistance through the Model Cities 

Rehabilitation effort. Within this group, priority will be ac- 

corded as follows: 

® First priority to owners of properties containing immediately 
and incipiently hazardous conditions ; 

e Second priority to owners of properties with code violations; 


and, 


-101- 


: ay - . 


AS a oe fe oem ert Ee fay ) aeons: 
<4 She kerey wit ime bie pints We Miers nS: Yovbatl 
$4 aA He ae b 4f c. ei tusiny wil > ee) bie badae 
jaianan tt Pw se Sains Leop tsi te! pi PRET Ao at 
ho veyTt ree Gt Deh iutee, ye Tike smd. te wat 44! i) s Gaede deee 
en i-h. elo. Of en Sige ue (aeyuasha ovas ts tugs) 


a9 : cae PO? wes 


. . 
hiventul aLtGAPD « Gt s0bG, 2h on Sime ) aps A. eA ae “dl 


atte: iighbe TGR hoset To a9 G04 aoehiae 4 aie), dhe 
$)' re A a ty Giekee esate emiadn « Stty gated) ) ney 


: lyases Gel VRia El iv 


27h cal eh oie geet LE rere Ge dete tre My py! ier Tt LL8K 
| . ; 


we 


Leo) ae ae. \'e eam 


ey huey, s0 Labmse 5” leat pa atin mw Pilzetall 


weet dal a as suit Ge hana a 


al HaAS 
nike! Dae 
od dese opr « 


eT | gic ye Te am 
oT ; ; ry - 
it ir 


a As. 
- vetlel eth, ng 


7 


oo 
en 


te 


7 


e third priority to owners of properties with only rehabilitation 


recommendations. 


The Model Cities Project encountered several cases in which needed 
repairs were more extensive than the allowable loan maximum could 
cover. To address these situations, CETA construction training 

erews will be used to make repairs with only the cost of materials 


being paid out of the loan. 


First year funding for this component has been provided out of the 
first year Community Development Block Grant. Loans will be granted 
through the Municipal Loan Program. Municipal Loan Guidelines and 


procedures will be developed prior to commencing implementation. 


F. NEIGHBORHOOD HOUSING REHABILITATION 


The Neighborhood Housing Rehabilitation project will address the 

need for upgrading the City's low density residential neighbor- 
hoods. It will utilize a concentrated rehabilitation approach and 
will focus on properties containing one to four units. The project 
will build upon the positive programmatic and operational experi- 
ences gained through the Pilot Rehabilitation Project. The Pro- 

ject will operate within the conceptual framework of varying interest 


rates for loans. 


Target areas will be designated and area residents organized to 
develop a detailed plan. ‘The plan will include provisions for 


public improvements as an integral part of project implementation. 
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Direct financial assistance will be provided through the Municipal 
Loan Program to those property owners unable to obtain conventional 
financing to make rehabilitation repairs. Staff services will be 
provided to owners receiving bankable loans as well as to those 


qualifying for municipal loans. 


Priorities for allocating municipal loans will be: 

e First priority to owners of properties with immediate and in- 
cipiently hazardous conditions; 

@® second priority to owners of properties with code violations; 
and 

e third priority to owners of properties with rehabilitation 


recommendations only. 


Properties containing more than four units will receive loan as- 
sistance through the Emergency Repair or Residential Rental Inspec- 
tion Funds of the Municipal Loan Program. They will be given high 


priority in the allocation of loans from those Funds. 


The program will be developed and implemented over a three year 


timeframe. 


Phase I - during the first year the following activities will be 
undertaken: refine program concept; Council approve program con- 
cept and designate target areas; organize residents into Neigh- 
borhood Improvement Committees, conduct demographic and services 


assessment; and develop the plan. 


Phase II - during the second year, the City Council will adopt 
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the plan; funds will be allocated for the public improvements and 
services component and for staff to conduct property and financial 
surveys; the level of funding needed to implement the rehabilita- 
tion component would be determined; and the public improvements 


and services component would be implemented. 


Phase III - third year activities will consist of obtaining fund- 
ing for the rehabilitation component and commencing implementation 


of the rehabilitation component. 


G. CONSTRUCTION TRAINING 


Development of an ongoing construction apprenticeship training 
component to augment other rehabilitation projects is viewed as 
vital for achievement of conservation goals and objectives. Such 

a project would operate in conjunction with the Pilot Rehabilita- 
tion, Neighborhood Housing Rehabilitation, Neighborhood Rehabili- 
tation Inspection, Physically Disabled and Seniors' Housing Re- 
habilitation, Landmarks Preservation, Residential Rental Inspection, 
and Emergency Repair Projects. The project will be used to lever- 
age loan funds in cases in which repairs are too extensive for 
coverage by the maximum loan allowed, and in cases involving emer- 


gency repairs which the owner is not willing to make. 


The existing City-operated construction training project is tied 
to CETA funds and consequently the requirements and guidelines of 
CETA. Significant here is the limitation placed on the length of 


time a trainee can remain in the project, thereby obviating the 


-104- 


beset? a> | an! nit 
‘An 7 ; | 

re Pee 
eel Stadia with = 7 7 pe a 


Ser Wiig! ‘I al ree 


reste a8. oF Ite w tne Gar 


(js 


. 
er quaursta sarees ci bs ‘Seti hae viet ° anit 


9 
6 


Api Qc: ied Wott niedorgeg 4 anidertar a oy ore wt 


Aer Gers 6 ial Mies wih>. Tay 


. 
= s* “a Sy SAIS = eS il? 


ieee re vee it. Sis | 3 9 Tair? ay Lt - a Ug snag 
7 


a ii i ee eee ee een a ray. hs) 2 ahusoms 
‘ : 
- 
Sif oe seas 4” (Sere a iat) ety? of: fa ' 
ys 


=o) i Fin Oiyty 1 i Le pie AA herniated) & lel aie gine SPSL ay 


pega) vite? -s9 8 ay Weds chs ale ve 
~f as o@els a Pe ee) ‘ach . aoa eoree sto oa 


a ’ 
-_ 


fi-ey mama's be Tawilia’ . sna salt BP aie bitte: 


possibility for extensive and graduated skills development. 


The ongoing Construction Training Project will build and improve 
upon the positive features of the existing training project. It 
will provide skills development through classroom and on-the-job 
experiences, and will utilize the team approach to training. How- 
ever, the team approach will be oriented to organization based on 
prior experience and level of skills development. This will fa- 
cilitate allocation of job assignments according to the amount of 


expertise required to make the needed repairs. 


Trainees will be tested and assigned to the appropriate team ac- 
cording to their level of expertise. A skills development pro- 
gram will be prepared for each trainee which will indicate the 
type of training required for his/her particular area of spe- 
cialization, and the approximate time when each should be gradu- 
ated to the next team. Training will be intensive and extensive. 
It will encompass cost estimating; reading of blueprints, plans 
and specifications; preparation of bids; understanding the build- 
ing and housing code requirements and permits procedures ; and 


development of skills in the trade specialties. 


Graduates of the Construction Training Project could represent 
an available resource for staffing for other conservation pro- 
jects. They could become Housing Inspectors, Rehabilitation 


Counselors, or work with private contractors. 


The Project could also work in conjunction with the CETA 
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Construction Training Project to provide advanced training for 
trainees who must be terminated at the end of a year, but desire 


additional training. 
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VI. ARCHITECTURAL AND HISTORIC PRESERVATION ELEMENT 


Berkeley has a rich heritage of architecturally and historically 
significant buildings. Some of these buildings have state and 
national significance as well as being landmarks of Berkeley's 
historical development. Preservation of these landmarks is tan- 
tamount to preservation of the historical integrity of the City's 


development. 


The importance of and need for preserving historically significant 
landmarks was affirmed by the Federal Government with passage of 
the National Historic Preservation Act of 1966. This Act estab- 
lished the Advisory Council on Historic Preservation to advise the 
President and the Congress on matters concerning historic preser- 
vation. Berkeley City Government reaffirmed that recognition and 
its own commitment to historic preservation with the adoption of 
the Architectural Heritage Ordinance and appointment of the Land- 
marks Preservation Commission. However, if historic preservation 
is to be realized on a sizeable scale, it will be necessary to de- 
velop a program which defines the magnitude of the issue and dene. 


tifies viable courses of action. 


A. ONE-YEAR OBJECTIVES 


e To develop an inventory of architecturally and historically 
significant landmarks and sites, including those landmarks and 
sites of state and national as well as local significance; 

@e To commence development of a landmarks perservation plan; and 


e To obtain funding to conduct a survey of landmarks. 
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THREE-YEAR OBJECTIVES 


® To develop a landmarks preservation plan for effectuating large 
scale preservation of landmarks and sites; 
e To develop mechanisms to facilitate preservation without caus- 


ing undue financial hardship to owners of landmarks. 


FIVE-YEAR OBJECTIVES 


e To implement a program to address a broad spectrum of issues 
related to historic preservation; and 
@ To develop mechanisms to ensure continued maintenance and 


preservation. 


LANDMARKS PRESERVATION PROJECT 


The Landmarks Preservation Project will address a number of issues 
related to preservation of architecturally and historically sig- 
nificant landmarks and sites. These include: How many and where 
are the landmarks, how much and in what form is financial assis- 


tance required to effectuate preservation, what role should the City 


play with respect to preservaton, and what are the alternative 


sources of funding? 


The Landmarks Preservation Commission has begun compiling an in- 
ventory of significant landmarks and designated an initial list of 
nine structures. The final inventory should include state and 


national landmarks as well as those having local significance. 
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Once the final inventory is completed, a survey will be needed to 
determine the amount of restoration work needed to preserve the 


structures and the level of financial assistance required. 


A reasonable assumption is that there are owners who financially 
cannot afford to make restoration repairs without some form of 
direct assistance. Additionally, there are probably owners who 
will refuse to make any attempt to restore landmarks, even though 
they can afford it. Both types of cases will have to be addressed. 
A revolving loan fund would provide the City with a capability for 


doing so. 


Another avenue to facilitating landmarks preservation is through 
tax incentives. The State tax law has been amended to include 
Sections 50280-50289 of the Revenue and Taxation Code, enabling a 
community to grant tax relief to those owners of state and national 
landmarks. The City can opt to allow tax relief only to those 
owners who agree to make certain restoration repairs and subse- 


quently maintain the structure. 


An additional issue to be addressed by the project is the feasi- 
bility of revising housing and fire codes to make preservation 
feasible without jeopardizing fire, life or structural safety. 
Flexible housing and fire code standards would be developed for 
application only to designated landmarks. This approach has been 
used by the City of Santa Cruz in conjunction with its preser- 


vation program. 


The approach to program development will include the following ac- 
tivities: 
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Complete development of landmarks inventory and publish; 
Develop a landmarks preservation plan to include: 

- identification of significant architectural styles 

in Berkeley, 

- criteria for designation of landmarks, 

- available funding sources; 
Conduct a survey of designated landmarks; 
Ascertain cost of preservation and level of direct assistance 
needed from the City; 
Develop a program to effectuate preservation of landmarks, in- 
cluding criteria for assistance and procedures for program 


operation. 
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VII. REPLACEMENT HOUSING ELEMENT 


A major goal of the City's housing conservation efforts is to upgrade 

the housing stock in order to maintain the level of the standard housing 
supply. However, there will be occasions when rehabilitation will not 

be economically feasible and demolition will be required. In order to 
maintain the level of the housing supply it will become necessary to 
replace those structures not feasible for rehabilitation. Concomitantly, 
it will be necessary to provide relocation housing for the occupants of 
structures to be demolished. At present, City Government has not developed 
and institutionalized effective mechanisms for meeting these two responsi- 


bilities. 


A. ONE-YEAR OBJECTIVES 
@ To study the feasibility of alternative mechanisms for providing 
replacement housing; and 


e To test alternative approaches to development of relocation housing. 


B. THREE-YEAR OBJECTIVES 
@ To develop a viable effective mechanism for providing replacement 
housing; and 
e@ To develop a plan for phased replacement of structures identified 


through other conservation efforts. 


C. FIVE-YEAR OBJECTIVES 
@ To implement effe-tive approaches to the Jevelopment of replace- 


ment housing. 


D. LAND BANKING FUND 


A major impediment to new development, and consequently development 
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of replacement housing in the City, is the scarcity and high cost of 
land. Monies from the first year Community Development Block Grant have 
been set aside to conduct a feasibility study on alternative approaches 


to land banking. 


A Land Banking Fund would be used primarily as a resource for replace- 
ment and relocation housing in conjunction with the City's total conser- 
vation effort. It would be a tool for acquiring available sites which, 
in the future, would be used as relocation sites for residential struc- 
tures on parcels of land which were purchased for other public purposes. 
Additionally, the fund could also be used for development of new housing 


in conjunction with the Section 8 Rent Subsidy Program. 


When sites are acquired and immediate development is not anticipated, 
they would be used on an interim basis as tot lots, mini parks or othex 


open space uses. 


Sites would be acguired through opportunity purchases facilitated by 


public notice. 


VIII. CONTINUING AND PREVENTIVE MAINTENANCE ELEMENT 


Conservation efforts will be directed at breaking the cycle of deterior- 
ation. In order to achieve lasting effects from conservation, it will 
be necessary to address the probiems which contributed to deterioration 
initially. In most cases, deterioration in housing is the result of 
deferred maintenance over a long period of time. While maintenance is 
deferred for a number of reasons, including willful neglect, it is most 


often due to inability to make the necessary repairs. This can be due 
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to financial reasons or to a lack of knowledge of how to make even the 
simplest kind of repair. Mechanisms must be developed to address these 


situations in an effort to reverse the trend of housing stock deterioration. 


A. ONE-YEAR OBJECTIVES 


@® To study the feasibility of alternative approaches to preventive 
Maintenance; and 
@ To develop educational and self-help methods for facilitating 


continuing maintenance. 


B. THREE-YEAR OBJECTIVES 


@ To develop and test the viability of a preventive maintenance 
mechanism; and 
@ To implement educational and self-help methods for achieving 


preventive maintenance. 


C. FIVE-YEAR OBJECTIVES 


® To develop and implement a preventive maintenance system which 


addresses the various aspects of preventive and continuing maintenance. 


D. PREPAID MAINTENANCE FUND 


Funds have been allocated from the first year Community Development 
Block Grant to study the feasibility of establishing and administering 
a Prepaid Maintenance Fund. The prepaid maintenance concept is an in- 


surance orientation to continuing maintenance, similar to prepaid medical 
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plans or auto insurance. This type of mechanism would allow property 
owners to pay a small monthly or quarterly premium to cover certain future 


maintenance repair costs. 


Owners would be able to select from a range of coverages based on the 
Size (structure type) and condition of the property and the type of 
repairs to be covered. Properties determined to be violation-free, con- 
taining sound appliances and fixtures, would be considered low risk 
properties and,therefore, require a lower premium than properties receiy- 


ing a less favorable evaluation. 


The Fund should be self-supporting after a certain period of time and 


should levy nominal service fees to cover the costs of administration. 


The feasibility study will explore alternative approaches to preventive 
Maintenance within the framework of prepaid maintenance; determine the 
legal and financial paramenters and implications of establishing such 

2 fund; determine the most appropriate methods for administering a fund; 
meet with Neighborhood Improvement Committees to obtain their input; 

and explore similar program's being operated by other cities and private 


companies. 


An interim, more limited approach to achieving continuing maintenance, 
will involve sponsoring educational seminars on do-it-yourself mainten- 
ance techniques. These seminars will be coordinated by the Housing 
Services Division of the Housing and Developient Department. 


IX. PUBLIC IMPROVEMENTS AND SERVICES ELEMENT 


Implementing a total approach to conservation will entail upgrading 
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of neighborhoods as well as the housing stock. This will require an 
assessment of the adequacy of existing public improvements and services 
and making provisions for needed changes. The significance of this as- 
pect of conservation cannot be overstated. It is a leveraging mechanism 
as well as one of service. Its leveraging function is related to the 
City's ability to increase neighborhood cohesiveness, heighten the level 
of private lending activity in conservation areas, and increase the level 
of resident participation in neighborhood activities, especially con- 


servation activities. 

All projects utilizing a concentrated approach to rehabilitation should 
include a public improvements and services component. 

A. ONE-YEAR OBJECTIVES 


® To assess the adequacy of public improvements and services in 
designated conservation areas; and 
@ To develop neighborhood beautification plans in conservation areas. 


B. THREE-YEAR OBJECTIVES 


e To implement neighborhood beautification in conservation areas. 


C. FIVE-YEAR OBJECTIVES 


@ To develop and implement a system of neighborhood beautification 


in concert with rehabilitation efforts. 
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D. NEIGHBORHOOD BEAUTIFICATION 


This approach is intended to operate in conjunction with concentrated 
rehabilitation efforts, such as the Pilot Rehabilitation, Neighborhood 
Rehabilitation Inspection, and Neighborhood Housing Rehabilitation pro- 
gram components. From the first year Community Development Block Grant, 
the City Council earmarked $100,000 for public improvements and neigh- 
borhood beautification in three pilot areas. The Public Works Department 
has done an assessment of public improvements needed in each of the 

three areas. The Neighborhood Improvement Committees will develop plans 


for their areas. 


Experience in other cities with respect to the point at which public 
improvements are made indicates that neighborhood beautification should 
be the first component of a conservation project to be implemented. 
This approach does several things: 
® it proves to residents that the City is sincere about implementing 
a conservation program and provides visible evidence to that effect; 
® it serves to increase resident interest and subsequently resident 
participation in program activities; and 
@ it avoids having to delay certain property repairs until public 


improvements are made. 


All future funding of conservation efforts should make provisions for 
neighborhood beautification, hased on the experience gained through the 


Pilot Rehabilitation Project. 
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X. RELOCATION SERVICES ELEMENT 


Provision of relocation assistance services to households participating 
in housing conservation efforts is a responsibility of the City. This 
responsibility exists for cases connected with conservation programs 
implemented with City funds as well as for programs implemented with 


Federal Funds. 


While relocation assistance payments and services for families partici- 
pating in or affected by federally funded activities are mandated by law 
with prescribed guidelines, this is not the case for locally funded 
activities. Berkeley City Government, however, recognizes its moral 
obligations with respect to this issue and has begun to take steps to 
address it in an effective but practical manner. The Berkeley Redevelopment 


Agency is Berkeley's centralized relocation agency. 


A. ONE-YEAR OBJECTIVES 


@ To develop an effective plan for providing relocation assistance 
to families affected by conservation activities funded with Federal 
monies ; 

@ To develop administration control mechanisms which will facilitate 
services delivery and evaluation of that delivery; and 

e To develop relocation assistance mechanisms and plans for appli- 
cation in conjunction with conservation efforts sponsored and funded 


by the City. 


B. THREE-YEAR OBJECTIVES 


@ To develop and refine a relocation services delivery system to 
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operate in conjunction with all conservation efforts. 


C. FIVE-YEAR OBJECTIVES 


e To continue to provide effective, equitable relocation payments 


and support to participants in Berkeley's conservation efforts. 


D. RELOCATION SERVICES 


This program component will be implemented as an adjunct to other con- 
servation activities. It will provide relocation assistance in the form 
of services and payments to persons displaced or temporarily relocated 
as a result of conservation activities. Because the emphasis of the 
City's conservation efforts will be on rehabilitation of housing and not 
clearance and redevelopment, it is not anticipated that there will be 
substantial permanent displacements. However, provisions have been made 
for assistance payments in connection with any unforeseen cases that 


might arise. 


$139,500 has been allocated for relocation payments and services in 
conjunction with conservation efforts funded out of the first year Com- 
munity Development Block Grant. The City set aside $20,000 for reloca- 


tion services for the Pilot Rehabilitation Project. 


The City has designated the Berkeley Redevelopment Agency as the City's 


Central Relocation Agency. 


This program component encompasses all of the relocation planning, 


services, and payments associated with those conservation efforts involving 
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relocations. The emphasis will be on amelioration of substandard housing 
conditions, alleviation of financial hardship and minimization of the 


stress associated with relocation. 


Individual plans, including timetables, will be developed for the. appro- 
priate projects by the Central Relocation Agency. Participants requir- 
ing relocation assistance will be informed of their rights and responsi- 
bilities. The Central Relocation Agency will provide services to the 
affected household after being contacted by project staff. The Central 
Relocation Agency will submit reports on each case handled as well as 
monthly reports on total workload activities. Additionally, each re- 
cipient household will be given a form to fill out evaluating the quality 
of service received. The completed form will be mailed to the Adminis- 
trative Services Division of the Housing and Development Department for 
input into the semi-annual evaluation report. Evaluation reports will 
be submitted to the Neighborhood Improvement Committees as well as to 


the City Counc. 


XI. HOUSING SERVICES ELEMENT 


Information and referral mechanisms can be effective in increasing service 
utilization by consumers and service delivery by providers. Tenants, 
homeowners, and landlords have a variety of service needs which have 
to be addressed in a coordinated Manner. Many consumers are unaware 
of existing services and,conversely, many providers of services lack 


the funds to do effective publicity and outreach. 


However, there is a dearth of services within certain program areas. 
City activities should focus on coordination of existing services and 


provisions of services in areas where few or none exist. 
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A. ONE-YEAR OBJECTIVES 


@ To develop a service exchange to facilitate coordination of services. 
@® To compile and disseminate literature on housing related services, 


and 


@ To develep and sponsor educational seminars on housing related 


Matters. 


B. THREE-YEAR OBJECTIVES 
rr 


@ To develop a housing services delivery system which includes in- 
formation and referral as well as mechanisms for providing a 


complement of Cirect services. 


C. FIVE-YEAR OBJECTIVES 
Se ee Se Ee) 


@ To expand upon and improve the housing services delivery system. 


D. DIRECT HOUSING SERVICES 
SEE 


Funds from the first year Community Development Block Grant have been 
allocated to a Direct Housing Services programm component. Through this 
project, a centralized resource will be established from which citizens 
can obtain information which will assist them in resolving certain hous- 


ing related problems. 


Initially, activities will focus on coordination of existing services. 
This will consist of establishing an information and referral wit 


which will compile and disseminate information regarding available housing 
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services provided by the public and private sectors. Informational and 
educational materials on housing related resources, do-it-yourself 
projects, and available resources for the elderly and disabled will be 


developed. 


Seminars will be held to inform prospective homebuyers of what to look 
for when purchasing a home; tenants of their legal rights and obligations 
under lease contracts and implications of the Green Decision; low-income 
landlords of effective management. techniques; and homeowners, landlords 


and tenants of simple routine maintenance techniques. 


Additionally, the Direct Housing Services project will provide community 
organization support to neighborhoods or areas involved in City spon- 


sored rehabilitation efforts. 
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APPROACH 


TARGET POPULATION 
OR STRUCTURE CLASS 


FINANCING AND 
MECHANISM 


Loan Terms 
Amount-maximum 


interest 

loan terms 

deferred payments 
Loan Priorities 


TABLE 8 


PROGRAMMATIC COMPARISON OF REHABILITASION PROJECTS 
HOUSING AND DEVELOPMENT DEPARTMENT 


Residential Rental Inspection 


Systematic inspection and com- 
pliance through establishment 


of districts and compliance 


timetables. 


Multi-unit residential structure 
Not available at this time 


Not determined 
Ww Ai 


1st-Owner-occupants of 
properties with immediately 
and incipiently hazardous 
conditions 


end—-absentee owners with same 


3rd-owner-occupants properties 
with code violations 


4th-absentee owners properties 
with code violations, no 
..inereases for one year 


5th-—absentee owner, properties 
with code violations 


CITY OF BERKELEY 


Neighborhood Rehab Inspection 


Concentrated inspection and 
compliance 


Multi-unit residential structures 
with immediately and incipiently 
hazardous conditions 


CDBG- revolving fund thru 
Municipal Loan Program 


not determined 


variable interest rate 
not determined 
1f 1f 
ilst- properties with hazardous 
conditions 
—-owner occupants and majority 
of tenants are low or very 
low income (Section 8) 
-absentee owners and majority 
of tenants are low or very 
low income 
—owner occupants majority 
of tenants not lower or very 
low income 
-absentee owners majority of 


tenants are not lower or very 


low income 


Emergency Repair Fund 


Citywide 


Residential structures 
Single and multiples 


CDBG- revolving fund 
thru Municipal Loan 
Program 


Not determined 
" tt 


Not determined 


end- properties with non-hazardous 
conditions 
3rd- properties with rehabilitation 


recommendations 


Pilot RehabiwilagabLon 


concentrated 


Single family structures 
to four unit structures 


$10,00C for single 
715,000 2 ta 4 imite 
variable interest rate 
20 years 


Yes (w) 1% int. $5.00 minimum paymt. 


e Need for Rehabilitation 


e Deservedness of the applicant 
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APPROACH 


TARGET POPULATION 
OR STRUCTURE CLASS — 


FINANCING AND MECHANISM 


Loan Terms 
Amount Maximum 
interest 
loan terms 
deferred payment 


Loan priorities 


Physically Disabled & Seniors 
Housing Rehabilitation 


Scattered 


Physically disabled and elderly 
residents- One to four unit structures 


CDBG-revolving fund thru 
Municipal Loan Program 


$15,000 

variable interest rate 

20 years 

Yes (w) 1% int. w/$5 minimum monthly 


payment 


Applicants of former Model Cities 
Rehabilitation Project 


§ 


lst- properties with immediately 

incipiently hazardous conditions 
2nd- properties with code violations 
3rd- Rehab recommendations only 


Neighborhood Housing 
Rehabilitation 


Concentrated, total neighborhood upgrading 


One to four unit structures 


Not determined 


Not determined 


lst- properties with immediately and incipiently 
hazardous 


2nd- properties with code violation 
3rd- properties with rehabilitation recommendations only 
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REHABILITATION STANDARDS 


PROGRAM SERVICES 


LINKAGES 


NUMBER OF LOANS - FIRST YEAR 
ee 


Residential Rental Inspection 


@® correction of immediately 
and incipiently hazardous 
conditions 


@ correction of code viola- 
tions 


Not determined 


Municipal Loan Program : 
Neighborhood Rehab Inspection 
Emergency Repair 

Construction Training 

Direct Housing Services 
Section 8 

Relocation Services 


None 


TABLE 8 (confinued) 


Neighborhood Rehabilitation Inspection 


correction of immediately and inci- 
piently hazardous conditions 


correction of role violations 
correction of rehab recommendations 


@ 40% of cost of repairs for code 
violations 


Property surveys, work write-ups, cost 
estimates, bid docs-preparation, bid 


solicitation and evaluation, loan pack- 


aging, recordation of legal documents, 


Municipal Loan Program 
Emergency Repair Fund 
Residential Rental Inspection 
Construction Training 

Direct Housing Services 
Section 8 

Neighborhood Beautification 
Relocation Services 


Approximately 50 


Emergency Repair Fund 


e Immediately hazardous conditions 


Same as in Neighborhood Rehab In- 
spection 


Municipal Loan Program 

Neighborhood Rehab Inspection 

Residential Rental Inspection 

Pilot Rehabilitation 

Physically Disabled and Seniors 
Housing Rehabilitation 

Neighborhood Housing Rehabilitation 

Direct Housing Services 

Relocation Services 

Residential Complaint Process 


Approximately 40 
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REHABILITATION STANDARDS 


PROGRAM SERVICES 


LINKAGES 


NUMBER OF LOANS ~ FIRST YEAR 


Pilot Rehabilitation 


correction of immediately 
and incipiently hazardous 
conditions 


COLrrectiion Of Gode viola 
tions 


correction of rehab recom- 
mendations @ hO% of cost of 
repairs for code violations 


Same as in Neighborhood Rehab 
Inspection 


ry 


Municipal Loan Program 
Emergency Repair Fund 
Relocation Services 
Direct Housing Services 
Section 8 existing 


Piri (50) 


Physically Disabled and Seniors 
Housing Rehabilitation 


@ correction of immediately and 
incipiently hazardous condi- 
tLons == 


@ correction of code violations 


® correction of rehab recommenda-— 
tions @ 40% of cost of repairs 
for code violations 


Same as in Neighborhood Rehab 
Inspection 


Municipal Loan Program 
Emergency Repair Fund 
Relocation Services 
Direct Housing Services 
South Berkeley Seniors 
Construction Training 


Twenty (20) 


Neighborhood Housing Rehab 


@ correction of immediately and 
incipiently hazardous conditions 


® correction of code violations 


@e correction of rehab recommenda-— 
tions @ 40% of cost of repairs 
of code violations 


Same as in Neighborhood Rehab 
Inspection 


Municipal Loan Program 
Kmergency Repair Fund 

Pilot Rehab 

Relocation Services 

Direct Housing Services 
Neighborhood Beautification 


None 
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TABLE 9 - HOUSING REHABILITATION QUANTIFIED OBJECTIVES 


HOUSING REHAB PROJECTS BY YEAR AND BY TYPE OF LOAN (in number of loans ) 
Housing & Develcpment Department, City of Berkeley 


FIRST YEAR SECOND YEAR THIRD YEAR FOURTH YEAR FIFTH YEAR TOTAL 
Municipal Private Municipal Private Municipal Private Municipal Private Municipal Private Municipal Private 
Eroj,ect Loans Loans Loans Loans Loans Loans Loans Loans Loans Loans Loans Loans 
Codes Inspecticn & 
Compliance Klement 
Sie teshenval inspec 9 -—------_ =e 50 100 T5 150 150 300 O75 550 
Neigh Reheb Inspec D0 100 50 100 15 100 2 ween eenn---------- +. ---- Ssleeteetaieteateteteteten 175 300 
Emergency Repair Lo 80 ho 80 60 120 70 140 80 160 290 580 
Subtotal 90 180 90 180 185 320 145 290 230 460 TO 1,430 
Housing Reheb Flement 
00 1a ec ae le ea A SCE a oe ST Eee nn Se Ie 200 
Pilot Rehabilitation 50 100 50 OOM agai te ee ee 100 
Physically Disabled | 
oe Seniors Hsg Rehab 20 none 30 none 50 none 50 25 1 ho 225 65 
Neigh Hsg Rehab = =n n= == =~ i a ae ae 15 150 100 125 125 200 300 475 
Subtotal 70 100 80 100 125 150 150 150 200 240 625 ThO 
TOTAL 160 280 170 280 S10 %* 470 295 4ho 430 700 1,365 2 70 


* Municipal loans to correct hazardous conditions uncovered in the inspection process will be made through the Emergency Repair Fund. The first 
ae i the Residential Renval Inspection Program is the Neighborhood Rehab Inspection Project. 
** Substantial increases in the humber of loans in the third year are based on the assumption that the City will be in a position to leverage funds 
ubsta: nc 


to establish a larger loan pool for rehabilitation. 
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CHAPTER SIX 


DIRECT AND INDIRECT COSTS OF PROPOSAL AND SOURCES OF FUNDS 
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I. DIRECT AND INDIRECT COSTS 


Several estimates have been made of the cost of resolving Berkeley's 
housiiig problem. In the Housing Conservation Policy Report submitted 

to Council in September, 1973, it was estimated that the cost of carry- 
ing out a Citywide housing conservation program would be $5,000,000 in 
direct subsidies to low income wwners, $3,000,000 to $5,000,000 in basic 
capital improvements in residential areas and an annual administrative 


Gleoste Che S30) MOO io) SHS), OO). 


The Residential Rental Inspection Program Report, submitted for Council 
action on February 25, 1975, indicated that a conservative estimate of 
the Citywide repair bili was over $43 million. This represented the 


cost of bringing 25,667 structures up to the Housing Code. 


The costs in this chapter are estimates of the cost of operating the 
housing conservation programs proposed in Chapter Five. These cost figures 
are different from the figures reflecting the scope of the problem 

as indicated in the Housing Conservation Policy Report and the Residential 


Rental Inspection Program Repcrt. 


The estimated cost of doing the conservation programs pioposed in Chapter 
Five is as follows: 
52,067,696 for the first year > 
$2,724,390 for the second year 
So V0/4,/52 tor the third year 
S3,c42,90e for the fourth year 


So, o4¢0,c212¢ tor the fifth year 


The total cost for operating these programs over the next five years 
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is estimated to be $16,540,839. These cost figures represent both the 
direct and indirect costs of the programs. Table 10, Direct and Indirect 
Costs, shows the costs by project and the proposed sources of funds for 


each of the five years. 


An DURE CIC OSuS 


The direct costs consist of programmatic staff, administrative staff, 
and overhead costs and programmatic funds. The first year costs are 
the actual budget proposed by the Housing and Devleopment Department 
for its 1975-1976 fiscal year. The $100,000 for Neighborhood Beautifi- 
cation will be used to provide the public improvements in the Pilot 
Program Aveae. The total cost for the public improvements has been es- 
timated at $1,386,000. The problem of how to secure sufficient funds 


to cover public improvement costs has not been resolved. 


The first year program activities will primarily consist of the initial 
planning and implementation of the various programs. The subsequent 
years will involve a higher level of program activities. This is directly 


reflected in the increases in the costs. 


B. INDIRECT COSTS 


& 


The indirect costs consist of the administrative support cost of other 
City departments such as the Auditor, Legal, City Clerk, Finance and 
Public Works. The cost is 20% of the total direct cost for each year. 
This is in accord with the Uniform Cost Allocation Plan, which meets 
Federal guidelines for eligible indirect costs. The Uniform Cost Al- 


location Plan is the result of a comprehensive analysis of the actual 
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cost incurred by the City in operating grant programs funded by outside 
agencies. This comprehensive analysis was performed by CPA consultants 
as part of the management study done for Berkeley by A.D. Little, Wilfong/ 


Morris. 


Ti. SOURCES OF FUNDS 


Presently the sources of funds available for the conservation programs 

are General Funds, Community Development Block Grant Funds, Urban Re- 
investment Task Force Grant and Comprehensive Employment Training Act 

(CETA) Funds. The first year's funding consists of $1,511,600 in Com 
munity Development Block Grant funds, which Council approved for housing 
programs, $580,700 in General Funds, $311,200 in CETA Funds and $30,000 

from the Urban Reinvestment Task Force Grant. The total 1975-1976 fis- 

cal year allocation for the Housing and Development Department is SP eas ee to) Oe 
This includes the cost of the Codes and Inspection Division's operations 


which are not included in the first year's direct cost figure of Si i230 Or 


In the subsequent years, the Housing and Development Department plans to supple- 
ment its present General Fund and Community Development Block Grant alloca- 
tions with funds from othex sources. Both the Municipal Loan Project 
Coordinator and the Program Planning Division wi’l be working on secur- 

» 
ing sufficient funds to pay for the program cost increases. Potential 
supplemental fund sources include the State Housing Finance Agency, 
the National Historic Preservation Act, secondary market, pension funds, 
direct borrowing, and bonds. As was indicated in the Municipal Loan 
Program Element of Chapter Five, these funding sources would be used 
to cover the cost of administering the pregrams, loan funds, and the cost 


of defaults. 
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DIRECT COST 


PROGRAM 
Municipal Loan 
Program 
Loans 
Resid Rent Insp 
Neigh Rehab Insp 


Emerg Repair 


Pilot Rehab 


Neigh Hsg Insp 
Phys Dis & Srs 
Const Training 
Land Banking 
Program 


Loans 


Prepatd Maint 


TABLE 10 - DIRECT & INDIRECT COSTS OF FIVE YEAR HOUSING CONSERVATION PROGRAM 


ileite Wdeveur 


Cost 
689,501 


64,501 
625,000 


85,263 
79 , 809 


232,694 


87,960 


1267300 


15,000 
15,000 


15,000 


SOURCE 


CDRS 


GIDIRS: 5 
Gen Fund 
& CETA 


Housing & Development Department, City of Berkeley 


COST 


2nd Year 
SOURCE 
861,876 CDRS 
80 ,626 Other 
Wi, 2SO Sources? 
106,581 CDRS, OS 
99,761. CDRS, OS 
290,867 CDRSi, 
Gen Fund 
109 ,950 CDRS 7 Os 
IST SHES: Gen Fund 
84,000 CDRS, OS 
34,000 
50 ,000 
70,000 CDRS, OS 


3rd Year 
Cost SOURCE 
OSA ool CDRS , 

SNe 7/5 Other 
937,500 Sources 
127,924 GDRSiOS 
AAS gels! EDERS,, OS 

fi OO CDRS; OS 
131,940 (CIDINS , OS 
ISIS) pale Gen Fund 
IT pee) CDRS, OS 

Vp DO 
100 ,000 
22 750 CDRS OS 


Ath Year 
cos T SOURCE 
p22 [sil (GIDIRIS) 
120 ,939 Other 
pal 75) Sources 
159 ,905 COURS Os 
149 poo CDRS, OS 
89,265 oes, (ls 
GATS 25 CDRS, OS 
236,812 Gen Fund 
2217 562 CDRS, OS 
96,562 
125,000 
1537437 CDRS, OS 


Brea ees 


COST 


Bre iod Msc I) 
145 ;L27 
1,406,250 


191,886 


795570 


290 ,000 
197,910 
284,175 
265,875 
115,875 
150,000 


184,125 


SOURCE 
CDRS , 


Other 
Sources 


CDRS, OS 


CDRS OS 


CDRS, OS 


CDRS, OS 


Gen Fund 


TOTAL 


5,429 ,819 


507,944 


4,921,875 


Sap araeal ke, 


628,494 


323,561 


450 ,965 
692,685 
994,612 
763,687 
338,687 


425,000 


545,222 
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TABLE 10 (cont.) 


ist Year 2nd Year 3rd Year 4th Year Syieie Weeyene 


ah 65 28) Ra 


COST SOURCE COSe SOURCE cos T SOURCE @elsiay SOURCE SOS SOURCE TOTAL 
Neighborhood 100 ,000 CDRS 25), O00 CDRS 15077000 CDRS LS7 500 CDRS 225,000 CDRS 787,500 
Beautification 
Relocation Serv 188,787 CDRS 235,983 CDRS, OS 283,180 CDRS, OS 353,975 CDRS, OS 424,770 CDRS, OS 1,486,695 
Program 49,287 61,608 93,930 92 aes 110,895 388,133 
Payments 1397500 LT 3 I5 209, 250 261,562 S37 875 1,098,562 
Direct Housing 102,746 CDRS 128, 432 EDRS, OS 154,119 CDRS, OS 192,648 CDRS, OS 231,278 CDRS, OS 309,123 
TOTAL 1, 728,080 2270325 2706220 7 3,202,485 4,025,866 13,784,033 
INDIRECT COST 
Administrative 344,616 Gen Fund 454,065 Gen Fund 512,455 Gen Fund, 640,497 Gen Fund, 805,173 Gen Fund, 2,756, 806 
Support & CDRS & CDRS, OS & CDRS,OS CDRS, OS CDRS, OS 
TOTAL 
Direct Costs 1,723,080 22707325 2,062,277 3,202,485 4,025,866 13,784,033 
Indirect Costs 344,616 454,065 512,455 640,497 SOs, t73 2, 136,006 
Total Cost 2,067,696 2,724,390 3,074,732 3,842,982 5,648,212 16,540,839 
Z Other Sources (0S) includes State Finance Housing Finance Agency, National Historic Preservation Act, secondary market, pension funds, direct borrowing 
3 and bonds. 
3 Represents the salary of one planner. 


Loans of $625,000 for the first year consist of: 
Rehabilitation Program; $100,000 Emer 


$325,000 for Neighborhood Rehabilitation Inspection 
gency Repair Program. 


Program; $200,000 Physically Disabled-Senior 
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CHAPTER SEVEN 


ADMINISTRATIVE STRUCTURE OF NEW HOUSING & DEVELOPMENT DEPARTMENT 
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The administrative structure being proposed to operate the conservation 


programs is that which has already been established as the Housing and 


Development Department. The Housing and Development Department was 
created by the City Council on November 12, 1974, as part of the re- 
organization of the City's administration. The department integrates 
functions formerly performed by the Inspection Services Department, the 
City Manager's Office (Housing Conservation Coordination), and certain 


housing planning activities in the Comprehensive Planning Department. 


The Department of Housing and Development, operating since May 1, is 

responsible for the overall planning, administration and operation of 

all City housing programs. The focus of the department's activities 

during its first year will be on the implementation of the conservation 

programs to be funded by Community Development Revenue Sharing monies. 

This will be in addition 10 the on-going activities of enforcing the 

City's building, housing and related codes and ordinances. The operations 

of the Housing Department reflect the City's commitment to housing as 

a municipal function. The Department is being established with the fol- 

lowing five divisions: 

e The Administrative Services Division, which provides administrative 
support to the department head and managerial, budgetary, and account- 
ing support to all the other divisions. It oversees the budget for 
the entire department and monitors and evaluates ongoing departmental 
activities. The Expanded Municipal Loan Program will be operated by 
Gis Cy SL OM. 

e The Conservation and Development Division is responsible for implement- 


ing all City housing conservation and new development programs. 
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Existing programs for which the division is responsible include the 
Pilot Rehabilitation Project and completion of the Model Cities 
Rehabilitation and Federally-Assisted Code Enforcement Projects. 

Programs to be funded by Community Development funds include the 
Physically Disabled and Seniors Housing Rehabilitation Program and 

the Emergency Repair Program. This division works closely with the 
Program Planning Division to insure a smooth transition from plan- 

ning to operation. It also closely coordinates its activities with 

the Codes and Inspection Division and with the Housing Services Division, 
well as with all departments of the City involved in totally upgrading 


project areas. 


The Codes and Inspection Division is composed of the principal portion 
of the former Inspection Services Department and is responsible for the 
enforcement of building, housing and related codes and ordinances 
governing City-wide housing and building construction, alteration, use, 
zoning and conditions. It is responsible for the issuance of permits 
and inspection of new construction, remodeling, rehabilitation, demo- 
lition and change of occupancy work. The division also will operate 
the Neighborhood Rehabilitation Inspection Program, which is to be 


funded through Community Development Revenue Sharing monies. 


Program Planning Division develops detailed program plans for all 
housing and development activities. During the first year Community 
Development will be developing plans for the implementation of the 
Emergency Repair Program, Physically Disabled-Seniors Housing Rehab-— 


ilitation Program and the Neighborhood Rehabilitation Inspection 
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Program, and Landmarks Preservation Ordinance. This division will also 
study conservation-related activities such as land banking and pre-paid 
maintenance. The maintenance of data on the City's housing stock, 
development of evaluation plans for Conservation and Development 
Division projects, provision of staff assistance to citizen commit- 
tees which have review functions related to programmatic planning, 
grantsmanship, and maintenance of information on proposed and existing 
housing and development legislation are additional responsibilities 


of the Program Planning Division. 


@ ‘The Housing Services Division is principally an information and referral unit 
which compiles and disseminates information regarding available housing 
services provided by the City administration and the private sector. 

This Division will assist citizens groups involved in housing-related 
matters and develop and conduct seminars for home owners and residents 
on such topics as home purchase, tenants' rights, and do-it-yourself 
housing projects. It will coordinate its activities closely with those 
of the Conservation and Development and Codes and Inspection Divisions. 


Also it will act as liaison to the City's Centralized Relocation Agency. 


Citizen input into all phases of departmental activities will be of utmost 
importance. In view of the passage of Initative #2 and the resulting re- 
constitution of citizen bodies, it is anticipated that within the next 
three months Council will propose a citizen body for housing related 
matters. Such a citizen structure should represent a cross-section of 


the community and be advisory to the City Manager and City Council. 


The functional chart for the Housing and Development Department gives a 


summary of the activities of each division. 
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TABLE 11 - PROPOSED HOUSING & DEVELOPMENT DEPARTMENT FUNCTIONAL CHART 
City of Berkeley 


OPPICE OF JHE DIRECTOR BOARDS §& COMMITTEES 


Hsg Adv §& Appeals Bd 

Bd of Appeals 

Code Review §& Study Committee 
Landmarks Preservation Commission 
Hsg Rehab Loan Committee 


Overall Administration 

Response to City Manager/ 
Council 

Liaison with Bds, Commissions, 

and Community 


Neighborhood Improvement Committees 
MINISTRATIVE SERVICES San Pablo Neighborhood Council, Inc. 
| AD | 


Department Budget Control 

Municipal Loan Prog Adm §& Dev 
Accounting Services for Divisions 
Management Consultation to Divisions 
Project Monitoring & Evaluation 
Contract Preparation 


PROGRAM PLANNING CONSERVATION §& DEVELOPMENT oe §& INSPECTION HOUSING SERVICES 
_ aes | 
Dev Hsg Information Sys Pilot Rehab Prog Hsg Code Enforcement Hsg Info Services 
Future Prog Dev FACE/Model Cities Bidg Code Enforcement General 
Landbanking Project Rehab Phase-out Zoning Code Enforcement City 
Landmarks Preservation Project Emergency Repair Project Related Codes § Ord Enforcement Referral 
Prepaid Maintenance Prog Sracrey Phys Us “Proyect (Approximately 12) Info Material Dev § Distribution 
Residential Rental Insp Prog Construction Training Project Resid Security Project Educational Seminars 
Funded Prog Dev City Bldg Project Monitoring Resid Rental Insp Project 
Neigh Rehab Insp Prog Neigh Rehab Insp Prog 


Emergency Repair Prog 
Phys Dis/Sr Cit Prog 
2nd yr CDRS Hsg Prog Dev 
Federal Hsg App Review 
Grantsmanship 
Maintain Legislative Info Sys 
Coord with Comprehensive Planning Dept 


Bds § Commission Liaison Services 
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APPENDIX A 
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APPENDIX A-1 


DEFINITIONS OF VARIABLES AND NORMS 


1. Age of Housing Unit 
More than 57% of the residential units in the City are 35 years 
old or older, according to the 1970 census data. The "35 years 
old or older" figure is the measure used by the Census Bureau 


as an indicator of housing condition. 


é. Persons Per Room 
The 1970 census data indicates that overcrowding existed in 4.3% 
of the City's total housing stock. The census defines overcrowd- 
ing as units having more than 1.0 persons per room. Persons per 
room'is computed by dividing the number of persons in the unit 


by the number of rooms in the unit. 


3. Rent as a Percentage of Income 
According to the 1970 Census, 56% of the City's renter households 
paid more than 25 percent of their gross annual income for shelter 
cost. The desirable rent/income ratio, as established by the 
Bureau of Census in conjunction with the Departments of Labor 
and of Housing and Urban Development, is % or 25%. The yearly 
gross rent is expressed as a percentage of the total income in 


1969 of the family or primary individual. 


4. Houses Sold 
Based on information extracted from the Berkeley profiles study 
regarding housing units offered for sale during the period July, 


1973 - May, 1974, the mean length of time advertised units remained 
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on the market was 3.05 months. This average was determined by 


compiling information from the Multiple Listing Service. 


>. Sales with Conventional Financing 
Again based on information compiled from the Multiple Listing 
Services and extracted from the Berkeley profiles, 84% of the pro- 
perties sold during the period of July, 1973 - May, 1974, were 


conventionally financed. 


6. Housing Value 
According to the 1970 Census, the mean home value for Berkeley 
was $30,135. “This represents the sum of the individual property 
values reported, divided by the number of owner-occupied units 


for whieh walkie as) shown. 


7. Mean Annual Income 
The 1970 census data indicates that the mean annual income is 
$7,341. The mean income is the amount obtained by dividing 


the total income of the City by the number of incomes counted. 


8. Population 62 Years and Over 
Approximately 13.3% of the City's population is 62 years of age 


or older according to the 1970 Census. 


9. Disabled 
9.9% of the City's population is disabled or handicapped, accord- 


ing to the 1970 Census. 


10. Cost of Repair/Floor Area 


Based on information extracted from the 1973 Building Condition 
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Survey, the average cost of repair is $1.7h/sq ft. This cost 


was computed by multiplying the number of incidents cited at each 


cost figure and then totaling the results. The total number 


of incidents cited was then divided into the total cost figure. 


Cost of Repair/Structure 


ale 
The cost of repair per structure averages to $1,980 based on the 


Same process as for Cost of Repair/Floor Area. 
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APPENDIX B-1 


CITY OF BERKELEY 
HOUSING CONSERVATION TASK FORCE 


Outline of Comprehensive Report on Housing Conservation 


Introducticn 


Past and Present City Conservation Activities 
Early Conservation Efforts 


A. 


Health and Safety Committee 

South Campus Unassisted Code Enforcement Project 

San Pablo Federally-Assisted Code Enforcement Project 

Model Cities Rehabilitation Project 

Facts Related to Early Conservation Activities to be Considered 
in Developing City-wide Conservation Programs 


Programs Relating to Conservation Existing at the Time of Creation 


dhe 


of the Housing & Development Department (May 1, 1975) 
Inspection Services Department Programs 
a.’ Funded Programs Relating to Housing Conservation 
(1) Pilot Rehabilitation Program 
(2) Municipal Loan Program 
(3) Multi-unit Inspection Program 
(4) FHA and Cal-Vet Pre-sale Inspection Program 
b. Proposed Programs Relating to Housing Conservation 
(1) Green Decision and Retaliatory Eviction Procedure Ac- 
tivities 
(2) Landmarks Preservation Program 
(3) Residential Rental Inspection Program 
(4) Vacant Building Ordinance 
c. Facts Relating to Inspection Services Department Programs 
to be Considered in Developing City-wide Conservation 
Programs 
Planning Department Programs 
a. Existing Activities Relating to Housing Conservation 
(1) Master Plan Revisicn 
(2) Housing Element of the Revised Master Plan 
(3) Hearst Strip Study 
(4) Vacant Lot Study 
(5) Condominium Study 
b. Facts Relating to Planning Department Activities to be 
Considered in Developing City-wide Conservation Programs 
Housing Authority/Redevelopment Agency Programs 
a. Existing Activities Relating to Housing Conservation 
(1) Section 23 Leased Housing Programs 
(2) West Berkeley Industrial Park 
(3) Savo Island Project 
(4) Other Activities 
b. Facts Relating to Housing Authority/Redevelopment Agency 
Activities to be Considered in Developing City-wide 
Conservation Programs 
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Conservation Programs in Other Cities 
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Boston, Massachusetts 
Cincinnati, Ohio 

Dallas, Texas 

Norfolk, Virginia 
Oakland, California 

Palo Alto, California 
Pittsburgh, Pennsylvania 
San Francisco, California 


Berkeley's Households and Housing Stock 


A. 
IBA 
C. 


City-wide Characteristics 
Condition Survey Areas 
Master Plan Study Areas 


Proposed Housing Conservation Goals and Policies 
Proposed Housing Conservation Program 
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Introduction 

Assumptions 

Municipal Loan Flement 

Codes Inspection and Compliance Element 
Housing Rehabilitation Element 

Architectural and Historic Preservation Element 
Replacement Housing Element 

Continuing and Preventive Maintenance Element 
Public Improvements and Services Element 
Relocation Services Element 

Housing Services Element 


Direct and Indirect Costs of Proposal and Sources of Funds 
Administrative Structure of New Housing & Development Department 
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APPENDIX B-2 


INTERVIEWS 


Bernon Erickson, Director of Finance Department, October 30, 1974 


Jack Atkins, Director of Inspection Services Department, October 


21 lion 


Bill McGraw, Code Enforcement Project Coordinator and Roy Morris, 
Financial Advisor, San Pablo Code Enforcement Office, November 4 


1974, and November 8, 1974 


Ed Atkins, Division Chief, Master Plan Revision Program, November 


Ds 1074 
Michael Lawson, Deputy City Attorney, November 8, 1974 


Tom Peak, Director of Comprehensive Planning Department, November 


105 074 


Johnny Haracz, Chief of Planning and Engineering, Berkeley Rede- 


velopment Agency, November 13, 1974 


Mary Widener, Director of Neighborhood Housing Services, Oakland, 


California, January 9, 1975 
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APPENDIX B-3 
SOURCES 
U.S. Department of Housing and Urban Development. Examples of 
Local and State Financing of Property Rehabilitation, 1974. 


Journal of Housing, "Norfolk has Successful Experience with Local 


Loans for Rehabilitation and Conservation," 1974. 


Compendium of City and County of San Francisco's Proposed Rehabili- 


tation Assistance Program (RAP). 


Appendix I, Palo Alto Proposed Rehabilitation Program. 


Berkeley Profiles, Statistical Indications by Study Areas, Master 


Plan Revision Program, Berkeley Planning Department, November, 1974. 


Building Condition Survey, Planning Department - Inspection Ser- 


vices, June, 1973. 


Housing Assistance Plan, January, 1975. 


Housing Needs; Part I and Il, Berkeley Planning Department, Octo- 


ber, 1974. 


Community Development Block Grant Application, City Manager's 


Office, February, 1975. 


-156- 


APPENDIX B-4 


SCHEDULE OF REPORT PREPARATION 


OUTLINE OF COMPREHENSIVE REPORT ON HOUSING CONSERVATION 
First Draft: September, 22, 1974 
Revised: April 8, 1975; May 28, 1975 


INTRODUCTION 
First Draft: December 5, 1974 
Revised: May 28, 1975 


CHAPTER ONE: PRESENT AND PAST CITY CONSERVATION ACTIVITIES 
First Drafts: December 5, 1974; and December 13, 1974 
Revised: May 28, 1975 


CHAPTER TWO: CONSERVATION PROGRAMS IN OTEER CITIES 
First Draft: February 13, 1975 
Revised: May 28, 1975 


CHAPTER THREE: BERKELEY'S HOUSEHOLDS AND HOUSING STOCK 
First Draft: April 6, 1975 
Revised: May 28, 1975 


CHAPTER FOUR: PROPOSED HOUSING CONSERVATION GOALS & POLICIES 
First Drafts April 8, 1975 
Revised: May 10, 1975 


CHAPTER FIVE: PROPOSED HOUSING CONSERVATION PROGRAM 
First Draft: May 30, 1975 
Revised: June 6, 1975 


CHAPTER SIX: DIRECT AND INDIRECT COSTS OF PROPOSAL AND SOURCES OF FUNDS 
First Draft: May 30, 1975 
Revised: June 6. 1975 


CHAPTER SEVEN: ADMINISTRATIVE STRUCTURE OF NEW HOUSING AND DEVELOPMENT 


DEPARTMENT 
First Draft: May 30, 1975 
Revised: June 6, 1975 
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APPENDIX B-5 


City of Berkeley 


Housing Conservation Activities 


Chronology 


September, 1973 - May, 1975 


September 6, 1973: Housing Conservation Policy submitted to 
Council by City Manager 


January 15, 1974: Council a) endorsed Housing Conservation 
Policy and established housing conservation 
as a municipal function, b) Set up a Housing 
Conservation Task Force, c) Established 
policy and program guidelines for Pilot 
Rehabilitation Program, and d) Set up 
$550,000 revolving loan fund for Municipal 
Loan Program 


Aoril 4) 1974: First meeting of Task Force held 


May 15, 1974: Leo Sullivan, Vice President, Bank of America, 
was loaned to the City for three-month period 
to help in policy and program formation 


May 22 Loa Letter to Urban Reinvestment Task Force of 
Federal Home Loan Bank Board urging consider- 
ation of $50,000 grant (variation of NHS 
scheme) to help set up city-wide conservation 


program 
June 13-August 30, City received seven letters of commitment from 
1974: private lending institutions 
july 1; 1974; Initial meeting with financial institutions. 
July6, 419745 Housing Conservation Coordinator hired. 
July 29, elo 7a: Adopted by Council: a) Housing Conservation 


Task Force budget, b) Work program for Pilot 
tehabilitation Program and budget for Pilot 
Rehabilitation Program. 


July 25, 19/5: Adopted by Council: a) Implementation of 
Pilot Rehabilitation Program (designation of 
South Berkeley and West Berkeley areas) 
b) Establishment of Housing Rehabilitation 
Loan Yund. 
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August 26, 1974: 
August 29, 1974: 


September 9, 1974: 


September 10, 1974: 


September 24, 1974: 


October 3, 1974: 
October 10, 1974: 


October 18, 1974: 


October 24, 1974: 


October 25, 1974: 


October 305.1974: 


November 11, 1974: 


November 26, 1974: 


December 17, 1974: 


First meeting in South Berkeley neighbcrhood 
First meeting in West Berkeley neighborhood 


Assistant to the Housing Conservation 
Coordinator hired 


Council approved the San Pablo North Pilot 
Area 


City Council appointed the two community 
members of Loan Committee 


First meeting in the San Pablo North 
neighborhood 


Mayor appointed the two financial members 
of the Loan Committee 


Housing Conservation Task Force forwarded 
final draft of municipal liloan guidelines 
to Loan Committee 


First meeting of Loan Committee 


Project staff received first commitment 
on $7,000 loan from Bank of America 


Joint meeting of the three pilot area 
neighborhood councils for consideration of 
loan guidelines 


Final Municipal Loan Guidelines prepared 
by Loan Committee for submission to Council 
for approval 


Council a) approved the second reading of the 
ordinance creating the new Housing and Develop- 
ment Department, and b) referred the Municipal 
Loan Guidelines back to the Rehabilitation Loan 
Committee and requested that the Committee re- 
view and comment on changes suggested by Coun- 
cilmember Hancock 


Adopted by Council: revised Municipal Loan 
Guidelines 
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January 28, 1975: 


February 11,1975: 


Pebruary 15, 1975: 


February 19, 1975: 


March 12, 1975: 


March 13, 1995: 


Mareh 25,1975: 


April 3, 1975: 


April 8, 1975; 


May i, 19435; 


Received by Council: Report on the Status of 
all Housing Conservation Activities 


Actions by Council regarding the Community 
Development Revenue Sharing Application: 

a) referred the application to the Interim 
Community Development Citizens Advisory Com- 
mittee for comments; and b) approved trans- 
mittal of application to the Association of 

Bay Area Governments (ABAG) with the understand- 
ing that there may be changes 


Community Development Application submitted to 
ABAG for its 45-day review 


Pilot Rehabilitation Program Task Force esta- 
blished to finalize the Pilot Program's oper- 
ational procedures and facilitate program efforts 


ABAG approved the Community Development Revenue 
Sharing Application and recommended funding of 
application by the Department of Housing and 
Urban Development 


Final Council approval of slightly modified 
Community Development Revenue Sharing Appli- 
cation 


First five Municipal Loans approved by the 
Housing Rehabilitation Loan Committee 


Director of the Housing and Development 
Department was appointed , 


Council accepted a $50,000 grant from the 
Urban Reinvestment Task Force 


Housing and Development Department was 
established, consisting of the former In- 
spection Services Department, a part of the 
Planning Department, and the City Manager's 
Housing Conservation staff 
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APPENDIX C-1 


Office of the 
City MANAGER 


CITY OF BERKELEY 


CALIFORNIA 


City Manager Report No. 73-70 


Date: September 6, 1973 


To the Honorable Mayor and 
Members of the City Council 


Subject: HOUSING CONSERVATION POLICY 


Introduction 


On February 20, 1973, the City Council declared its intent to complete the San 
Pablo Code Enforcement Project and requested that recommendations in this re- 
gard be prepared. The Council also asked that recommendations be submitted 
concerning the extension of similar programs to other areas of the City. Be- 
cause of differences in the nature of the two requests, we have submitted 
separate reports on the San Pablo Project. This report will deal exclusively 
with the question of City-wide housing conservation policy. 


During the course of framing a response to the Council, it has become apparent 
that proposals for a City-wide housing rehabilitation program should be pre- 
ceded by a Council policy determination on the broader question of the City's 
functional role in housing conservation, of which housing rehabilitation is 
only one facet. This subject is complex involving consideration of finance, 
services, physical development, administrative organization, capital improve- 
ment programming and legal framework. The balance of this report will attempt 
to place the policy issue in perspective through a brief review of the prob- 
lems involved in housing conservation; the potential scale of City financial 
responsibility implied by a significant municipal effort in this area; and a 
possible policy statement with implementing steps for the Council's considera- 
tion. 


As used in this report, housing conservation is meant to include those govern- 
mental actions required to maintain the existing housing stock and the City's 
residential areas in good condition cver time. Such actions may include pro- 
grams to finance housing maintenance and repair through loans and subsidies; 
actions to foster the construction of replacement housing and/or relocation 


housing; provision of public improvements and services to residential areas; 
, and, programs to encourare and promote private investment in home maintenance 
and improvement, Inciuding efrorts to mitigate the effects of barriers to such 


investment. 


The Housing Committee of the Planning Commission has reviewed this report in 
light of their on-going efforts to formulate a Housing Element of the Master 
Plan and a comprehensive housing action program, The Committee's comments and 
recommendations on this subject will be forwarded to the Council in a separate 
communication. 
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HOUSING CONSERVATION POLICY (#73-70) Page 2 


Housing Conservation and City Policy 


To a large extent Berkeley is a residential city both in fact and in mind. 
But in common with most other aging core cities, dwellings are generally old, 
as are the neighborhood areas in which they are located. Particularly in the 
flatlands, Berkeley's citizens reside in aging structures on old streets in 
areas that have existed throughout most of the City's urban history. 


While having many desirable attributes, older housing requires both large and 
timely levels of maintenance and repairs if it is to continue to provide a 
suitable home to its owners or occupants. Maintenance and enhancement of the 
public facilities and services which link dwellings into neighborhoods and 
support domestic life must also occur in older residential areas to conserve 
their attractiveness and utility as places to live. 
A number of conditions exist which may affect how well Berkeley's older 
dwellings and neighborhoods can meet residential needs in the future. Some of 
these are: 

@e Modest or limited household incomes 

e@e Relative scarcity of capital for home purchase and rehabilitation 


@ Inadequate financial support for area public facilities and services 


@ Difficulty of the private sector to replace dwellings that have been de- 
stroyed or are uneconomic to rehabilitate 


e Escalation of external costs, such as property taxes and interest rates 
e Inflation in the costs of labor and building materials 


Over the years since World War I1, the Federal Government has enacted legisla- 


tion intended to mect some of these problems. A variety of programs in the 
area of residential finance were created involving mortgage guarantees, inter- 


est rate subsidies, and direct loans and grants. Grant-in-aid programs to 
local governments were also instituted that recognized the importance of pub- 
lic facilities to residential areas. The City of Berkeley has taken steps in 
the past to make available some of these programs to Berkeley residents. 
Examples are: 1) the federally assisted code enforcement project for the San 
Pablo area involving some 1,200 buildings; and 2) administration of the rental 
of some 1,100 dwelling units under the federal leased housing program for low 
income families. Model Cities funds have been used to assist in the rehabili- 
, tation of a limited number oi dweilings, kerkeley's citizens have been 
individually involved in other federal programs such as FHA and GI mortgage 
insurance and the State Veterans’ Home Loan Program. Where the City has been 
involved, however, its role has been essentially passive, acting as a mediary 
or administrator for federal programs. The City's regulatory activities 
(housing and building code enforcement) have been in operation for many years, 
but, in a functional sense, do not operate to conserve housing directly, but 
rather to correct housing deficiencies that have become severe. Indeed, 
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HOUSING CONSERVATION POLICY (#73-70) Page 3 


regulation alone cannot be expected to conserve aging housing where other 
problems of modest income, high costs of maintenance and repair, and re- 

structed sources of capital are present. Such appears to be the case for 
large number of Berkeley's older neighborhoods and has been demonstrated 

fully in the case of the San Pablo area. 


A significant change in federal policy is now occurring which has resulted in 
a significant withdrawal of federal funds from housing and/or their redirec- 
tion. Even prior to this policy change, however, the kinds of federal assist- 
ance available for aging neighborhoods were inadequate in scope and level of 
Support, It appears, therefore, that local communities (and Berkeley in 
particular) must develop local mechanisms to meet specific kinds of local 
housing problems. 


The kinds of actions needed to conserve old neighborhoods, the specific roles 
of local government, residents, landlords, lending institutions and other 
governments, are difficult to answer. What seems clear, however, is the need 
for local leadership by city government to recognize that deterioration of 
dwellings and neighborhoods is a public affecting the entire City. . tnus 
recognition could be given substance through the adoption by Berkeley City 
Government of a policy that residential conservation is an appropriate general 
municipal function justifying the establishment of on-going specialized ser- 
vices, aids, and other activities to effectively meet a complex problem. 


Scale of Investment 


Were the City to assume a major responsibility in the area of housing conser- 
vation, a significant financial commitment will be involved. In order to pro- 
vide the City with an indication of the relative size of investment involved, 
an initial attempt has been made to estimate costs to the City. 


Rehabilitation Subsidies 
Because of time constraints and data Limitations, rehabilitation cost esti- 
mates have been limited to single family homes. It must be emphasized that 
other building types require rchabilitation or repairs, It is expected that 
under particular circumstances the accomplishment of such work may require 
some form of subsidy. The magnitude of the subsidy, for other than single 
family homes, is difficult to cstimate, but should be attempted at a later 
date to more fully indicate the total costs of financing a housing conserva- 
tion effort, 

For single family homus, »{ 35 @stimated that over $5,000,000 in direct sub- 
sidy to low income ewners is required te accomplish rehabilitation City-wide. 
Attachment "A" details the estimated cost for rehabilitation financed con- 
ventionally, through City-sponsored special loans, and through subsidy. The 
single family rehabilitation cost cstimate includes both renter- and owner- 
occupied houses. Were the City to establish a ten-year rehabilitation goal, 
an approximate annual funding level of $650,000 would be needed for subsidies 
to low income home owners, assuming an annual inflation rate of 5%, 
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HOUSING CONSERVATION POLICY (#73-70) Page 4 


Parenthetically, this estimate reveals that a large volume of consistent main- 
tenance work is needed. Also, although there was not too much difference in 
the estimated total cost of rehabilitation between South and West Berkeley and 
the rest of the City, the need for special assistance was about three and a 
half times greater in South and West Berkeley than special assistance need in 
the: rest sof the citys 


To the above cost should be added the cost of repair and rehabilitation of 
public facilities. On a City-wide basis, it is estimated that, at current 
prices, from $3,000,000 to $5,000,000 would be required for basic capital 
improvements in residential areas. Allowing for inflation, an annual program 
cost would approximate between $370,000 and $620,000. This estimate does not 
include any reconstruction of minor streets, such as in the hill area where 
special problems of drainage and structural failures occur. Again, these 
figures should be viewed not as precise cost estimates, but rather as an order 
of magnitude. 
Administrative Costs and Implications 
Assumption of housing conservation as a general function of city government 
requires the development of an organizational capacity to carry out the 
variety of tasks involved. Not only are these tasks numerous, but also are 
inter-related in many instances. These conditions require a coherent organi- 
zational structure to clarify responsibilities and foster effective perfor- 
mance, communications and coordination. Some of the major activities neces- 
sary to housing conservation are: 
e Establishment of objectives and general operations policies 
@ Program planning, research 
@e Operations: 
- Creation and management of financing mechanisms 
- Organization and delivery of counselling, advisory services 
- Surveys, inspections, code administration 
- Rehabilitation process management 
~ Rehousing services relocation) 
- Intergovermiencal, ([nstitutional arrangements 
- Real property management and development 


e Program monitoring, evaluation 


e Administration, organizational support activities 
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No unit of city government now exists which has either the responsibility or 
the resources to carry out comprehensive housing conservation and development 
functions. Effective performances of such functions can only be achieved by 
the creation of an organization specifically designed for these purposes. 


The costs of such a new organization when fully operational have not been 
analyzed in detail. However, given the scale and complexity of the workload 
sketched above, an annual cost from $350,000 to $530,000 could be expected in 
addition to costs currently incurred in normal housing inspection and code 
enforcement. 


Cost Summary 


Given the above analysis, the City Council should anticipate a substantial 
budgetary impact for many years if a determination is made to assume housing 
conservation and development as a general function of city government. A pro- 
gram commensurate with the elements considered would require an annual invest- 
ment of some $1,240,000 to $1,650,000} not including any financing activities 
deemed appropriate for housing other than single family structures. 


We are not aware of any existing, continuing funding source that is comparable 
to such an investment level with the possible exception of so-called "special 
revenue sharing.'' While it is expected that some form of special revenue 
sharing will be enacted by Congress, possibly during the 1973-74 fiscal year, 
the amount of funds to be realized annually is not certain nor is the number 
of years the program will be im effect. Mr. Games Price, HulivD, Anea Office 
Director, was reported in the news media several months ago as stating that 
preliminary estimates for Berkeley under the Administration's bill amounted to 
about $2,400,000 annually. Such an amount, if realized, would be the total 
funds available to the City under most of H.U.D,'s previous grant-in-aid pro-= 
grams (i.e., open space, conmunity facilities, urban renewal, F.A.C.E., low 
interest housing rehabilitatiom loans and grants, Model Cities, etc, )"’ 


Thus, it appears that community development revenuc sharing, which. leaves te 
the City Council the determination of funding allocations and priorities among 
the various categorical programs subsumed by the community development block 
grant, makes feasible a significant housing conservation and development 
effort in Berkeley. 


Conclusions 
Existing housing: bs the ice sanity = largest sesouree for meeting the housing 
needs of its citizens, im order tc maintain and conserve Berkeley's resi-+ 


dential areas a significant, sustained effort on the part of city government, 


Py 
" 


These figures do not include seed capital necessary to establish special 


loan programs, which should be self-sustaining once created. Such loan 
programs are, of course, essential to a viable housing conservation effort. 
** See Attachment "B" - chart of prior year expenditures under these programs. 
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financed at a level adequate to the scale of the problem, will be required, 
Recognizing the long-term financial and administrative implications, the City 
Council should determine as a matter of basic policy whether it desires to 
establish an essentially new function for city government. If that determina- 
tion is affirmative, the following policy statements are suggested: 


Le 


The City Council finds that substantive public actions in support of 
housing conservation are necessary to fully protect the health, safety, 
and welfare of the citizens of Berkeley. 


As a consequence of this finding, the City Council determines that 
housing conservation is an appropriate general municipal function for the 
City of Berkeley and the City should take steps to assume continuing re- 
sponsibilities in this regard; and, 


The City Council directs the City Manager to establish a Task Force com~ 
posed of the heads of appropriate departments, the Mayor, representatives 
of the Housing Committee of the Planning Commission, and other persons 
deemed appropriate by the City Manager to formulate detailed recommenda- 
tions on the establishment of housing conservation functions in city 
government. The City Council further authorized the City Manager to ex- 
pend up to $30,000 for the purpose of technical staff support for the 
Task Force. 


The City Council directs that the Task Force prepare a comprehensive re- 
port and recommendations for submission to the Council no later than 
May 1, 1974. Such report shall include the following subjects: 


Ao 


A complete analysis of the costs of a comprehensive housing conser- 
vation program. 


Recommendations on the organization and establishment of an adminis- 
trative structure to carry out conservation activities, 


If possible, recommendations designed to insure that the City meets 
all requirements associated with the Special Revenue Sharing 
Program. 


Analysis of and recommendations for maximizing utilization of any 
state or federal financial assistance programs for housing con- 
SCrvalion,. 


Review of and recommendations concerning the use of non-governmental 
sources of financing homsing conservation, 

Recommendations on the content of a program to implement housing 
conservation functions reflecting proposals from the Housing Com- 
mittee of the Planning Commission as to program operations policy 
assumptions. 
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HOUSING CONSERVATION POLICY (#73-70) Page 7 


5. The Housing Committee of the Planning Commission is directed to formulate 
suggested policies to guide housing conservation program operations (i.e., 
financial assistance eligibility and priority questions, mandatory/vol- 
untary program alternatives and guidelines, rehabilitation standards, 
etc.) and so advise the Task Force to assist in the preparation of the 
above comprehensive report, 

PAUL H, WILLIAMSON 
Acting City Manager 
Attachments 
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ATTACHMENT "A" 


Rehabilitation Needs 

Personnel from the Inspection Services Department have undertaken 
exterior building condition surveys for a random sample of properties as 
part of the 701 housing studies conducted by the Planning Department. This 
survey included estimates of repair costs for the buildings evaluated. 
Experience in the San Pablo area where both exterior surveys and detailed 
interior inspections have occurred provide a basis for the formulation of 
rehabilitation cost estimates citywide. Such estimates are a crude measure 
of the scale of rehabilitation needed generally from which levels of local 
public support required can be identified. 

For the purpose of this report, only rehabilitation costs for single 
family homes have been considered. Duplexes and apartment buildings also 
require varying levels of rehabilitation or repairs, the costs of which 


have not been identified. 


Single Family Homes 


Financing Source South & West Rerkeley Remainder of City Total 
Dieeee Subsidy S4 000,000 $1,200,000 65:,200,,000 
Special Loans 7,900 ,000 1,700,000 9,600,000 
Sub Total 11,900,000 2,900,000 14,800,000 
Conventional Loans 14,500,000 16,100,000 30,600 ,000 
TOTAL Vin 465 G96 $19,900 ,000 $45 ,500 ,000 
There are sevoral siemificount gepects about the figures’ in the aioe 
table: 


A large volume of work to rehabilitate or repair just single family 
homes is needed. 
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While much of the work can be accomplished by owners through 
conventional financing sources, special financing programs involving 
large amounts of capital are required for many properties. 

A higher degree of need for special assistance exists in south and 
west Berkeley. 


A significant need exists for direct subsidy to property owners if 


necessary repairs and rehabilitation is to take place. 
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ATTACHMENT ''B" 


FISCAL YEAR EXPENDITURES FOR CITY PROGRAMS WHICH ARE INCLUDED IN PROPOSED COMMUNITY 


DEVELOPMENT REVENUE SHARING LEGISLATION NOW BEFORE CONGRESS (1) 


68-69 69-70 70-71 71-72 72-73 73-74 
LY 6) Nessa 
Fed. - $23,800 724,300 fol eo 1955500 -0- 
Glty 142 , 300 - 27, 592 382 ,000 141,450 -O- 
OPEN SPACE 
ved. on -0- 183,000 -0- 
Sey as 295,000 136,500 174,500 -0- 300,000 -0- 
C CULTES 
898,000 


see eri ees Ms One aS 126,000 384 , 316 1,528,000 
soe a — 18,000 38,430 39, 18,000 -0- 


Gece. Weeney a $$ 
que fedey. 705,400 _ 392,100 679, 500 956,100 911,900 1, 650,000 
Decent ek Fehioe) 2000 20,000 19,800 15,000 20, 000 32 , 000 


562,700 890,400 Ln 790,122 2522) rOL Sn calgl OO 2,960,000 


x Total Project Experiitures 
(** Information from Budget Analyst 6/1/73) 


(1) Estimated Berkeley Allocation under "Better Community Act" - Community Development Revenue 


Sharing $2,462,000. 


A revised third year Neighborhood evelopment Plan (NDP) was submitted on June 16, 1973, to the U.S. 
Department of Housing and Urban Development by the Redevelopment Agency. This application indicates 
a $2,000,000 funding need beyond june 30, 1974, of which $1,149,000 is projected as a Federal grant. 
When Community Development Revenue Sharing is enacted, the City Council will assume funding alloca- 
tion responsibilities for any urban renewal project, as well as other affected grant-in-aid programs, 


within the dollar limitations of the annval block grant available. 


(2) 
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ae APPENDIX C-2 
CLIY OF BERKELEY 
CONSENT CAUENDAR INFORMATION 


REQUIRED COUNCIL ACTION 
Referring Berkeley Housing Rehabilitation Program to the City Manager, the Housing 


Conservation Task Force, the Planning Commission, the Planning Commission Housing Committee, 


i ago ee ae oes cS ge tea Str rap ce 5 wi ca ee ee ec een 
and the Community Affairs Committee Housing Task Force. 


EXPLANATION: 


1. The need for Council action, and the department or departments involved 


The Counc’! has long been aware of the need to develop a program for housing 
rehabilitatio~ that would include necessary safeguards to protect landlords and 
tenants from “ncreased costs leading to higher rents. 

My staff cnd I have discussed this vroblem with housing experts and developed the 
attached firs™-stage Housing Rehabilitation Program as a means of eliminating 
hazardous con itions in Berkeley housing. 

I would lize to see the program reviewed by city staff and by the proper boards 
and commissions with the Council receiving their recommendations. 


I move that the Housing Rehabilitation Program be referred to the City Manager, 
the Housing Conservation Task Force, the Planning Commission, the Planning Commission 
Housing Committee, and the Community Affairs Committee Housing Task Force for their 


comments and recommendations for Council action. 


2. Financial implications 


3. Source of funds 


4, Council peticy, mivany 


BD. Legislative nistory oF hearings 


6. Community groups affected 


7. Person of porsons to contact for further information 


Ilona Hancock 


Date: June 25, 197i 
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Ilona Hancock 
June 25, 197) 


Berkeley Housing Rehabilitation Program 


This communication describes in detail a proposed first-stage housing 
rehabilitation program for Berkeley. 

The purpose of the program specified below is to improve the quality of 
housing in which Berkeleyans live without raising housing rents or prices beyond 
the means of current residents. A variety of city actions, though only a 
limited amount of city spending, are proposed as the primary means of implementa- 
tion. 

The main goal of this first stage is to eliminate hazardous conditions in 
Berkeley housing. This will be achieved by assisting in identifying dangers 
and financing repairs, oe residents protected from other than minimal added 
costs. 

The structure of the proposed program is as follows (in each case there is 


a program element followed by a short explanation): 


I. Establishment of Rehabilitation Districts 

One or more rehabilitation districts would be selected by the City Council 
as places to begin the repair effort. 

This selection would have as its two criteria the condition of the areas’ 
housing and the interest of the residents. Areas known to have the city's 
worst housing conditions -- as recommended by the InspectionServices Department 
from their previous inspection experience, the recent Condition Survey, and any 
necessary additional sample investigations -- would form a tentative list. From 
these would be selected the areas which have substantial citizen support for 
the repair program, as determined by public discussions between the Council and 
area residents. 


For citizens and buildings not in designated districts, present code in- 
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spection and enforcement procedures would continue to be followed. 
Explanation 

The program is designed to remove hazards in housing, so that it should 
begin in areas where numerous and significant hazards exist. Any repair 
program needs citizen cooperation, so that it should go first where residents 


want it while further support develops elsewhere. 


II. Treatment of Housing Types 


Within designated rehabilitation districts, all rental housing would be 
required to participate in the program, and all owner-occupied housing 


would be eligible on a voluntary basis. 


Explanation 


Tenants, largely unable for a variety of reasons to make their own HepaLrs, 
should be protected from dange:rous housing whether landlords wish it or not. 
Owner-occupiers are in a position to control their own housing quality, given 
financial constraints. They could volunteer to receive financial assistance 


in exchange for meeting repair standards. 


Ili. Treatment of Rental Housing 

A. Determinetion of Repair: to Be Made 

In this program all hazardous conditions (anc only such conditions) 
would be required tu be repaired. Non-hazardous housing code violations 
would be noted for possible future information use. 

Bach rental unit within a rehabilitation district would. be visited 
by a rehabilitation counselor. He or she would make a determination of 
what, if any, conditions constituted tazards. This determination would be 


based on standards prepared by Inspection Services (as in Appendix A 


-174- 


1: sae 1 ohne te ducortowre | 72 

nt Havens ar rand ite ep aren hie veri deal cl dai 

“hie Weiirste ll ide tye onary wa 6 BEN s16q  Lerhopsy 
Aine shire» b> ie Ptigils @f hhna 


- 


i | Pee aes | 

»Fraisuuy nae CO WT* Ae OT peered) be. naman o at olga ylog7at 4. iene 
ied do I ar la@tithaad nc tt yp Wn reiodh aut) bessweterg od bleedin 
OPN i pelsiap @rbs. yh ad Ghee aviegs 00 Wag ih AD oa erakqueay er ards 
Pele Vl Soi Si leee | vk =ivad pai Pow Vinh’ oli ST Manshtts (rica!) 


bboabeadis Dinrey g@obere so? iki 14 


Sey Lain Juried t6 diameeest . tT] 
Aan WT, OB e Hew ie Mh PeM trie A 

(arnt Theos a) se al i ite ‘ane ‘ahaniths A ON: 44 Use DAde or 
dasdanbape etd po tnuind optima 2) daa Aad ap no hugis od Bivew 
| oul isla pins nad oA Wane. tof Invert 

bugledy od iui 6) Manic Yee A MAIO Sid Tabs ned 
TS sibecaniton ysis a in Vag « seit Seat w “WORD ed haibalbtres a yd 
wf bia slesohiadas said Ayitt: 1 OR Mule yr 42, Sure 
“ Wiliewad wh oat Wie thvihqore no bee 


of the pilot rehabilitation program). In each case the hazards list 
would be reviewed with both tenants and landlord to see if they know of 
any special conditions or problems which should be added to the list. A 
final hazard list would then be prepared. 

Rental housing would be defined to include co-ops. 


Explanation 


Doing all necessary rehabilitation of Berkeley housing is a very 
large and long-term task. It makes sense to begin by removing dangerous 
conditions as widely as possible. 

Rehabilitation counselors, rather than regular inspectors, are 
appropriate to such a program since they avoid legal obligation to re- 
port and order corrected non-hazardous violations of the housing code. 
They should consult with tenants and landlords because the latter groups 
may best know of acute problems specific to the rental unit. 

B. Financing Repairs -- General Concept (to be detailed in III C, D and E) 

Costs of repairs would be financed by joint city-landlord efforts, 
Tenants would be protected from all but very modest rent increases. Land- 
lords would absorb those repair costs which they could afford (on a case 
by case basis given rent levels) while still earning normal returns on 
their investment. The city would arrange to eliminate whatever gan 
existed between total repair costs and what tenant and landlord caaq afford, 
ue primeeite by means other than direct city subsidy. 

Explanation 

Genarally tenants in hazardous housing live there because they can't 
afford rents in better units. The purpose of the ecaneom is to repair the 
housing without further burdening or forcing out Berkeley's low income 


residents. 
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Landlords would contribute to repair costs in cases where they have 
been making abnormally high profits. The City, which has declared a 
public interest in rehabilitating its citizens' housing, would assist 
financially using means outlined in V. 
C. Financing Repairs -- The Tenants" Role 

Rent increases based on costs of repairing hazards would bectintead 
to 2% of current rent (less if repair costs could be amortized for less). 
Increases would be regulated by the rent control mechanism outlined in IE F. 
Explanation 

Most Berkeley tenants already pay high rents relative to their incomes, 
This is particularly true of the typically low-income residents of rental 
units erences Significant hazards (76% of Berkeley's renters earning 
less than $10,000 per year and 94% of those earning elss than $6,000 
paid more than HUD's standard of 25% of income for rent an 1970), They 
should suffer no substantial added burden. 
D. Financing Repairs -—- The Landlords’ Role 

1. Landlords should absorb whatever part (0% to 100Z) of repair costs 

leaves them earning 8% annual return on equity, given maximum 2% rent 

increases and including all forms of income generated by the building 

(see formula specified in III D 2), 

Landlords (with exception. to be noted immediately below) would 

be expected to provide necessary records of the revenues and costs 

of their rental housing. Landlords could decline to provide records, 

but then they would not be eligible for any financial assistance. 

Landlords owning four rental wuits or less and having incomes 


below $10,000 would not be expected to have maintained all necessary 
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records. They would be assumed to be earning no more than normal 
returms and would be expected to absorb no part of the repair costs 
beyond that passed on to tenants. 

Explanation 

The city should assist landlords who need help to make repairs, 
but not those who have earned high profits while failing to correct 
hazardous conditions. Eight per cent is a reasonable return for 
buildings whose useful tife ( and hence earning life) and rentability 
have been enhanced by city-sponsored repair programs. 

Small, low-income landlords must be treated with special fairness, 
which is difficult when record-keeping is typically incomplete for the 
needs of this program. It is reasonable to assume that such people 
are earning no excessive returns. 

2. Determining the Landlords' Share -- The Formula 

a. The landlord's share of repair costs (excepting the small 

landlord as above) would be established so that total revenues 

minus total costs -- with costs including principal and interest 

on the repair loan -- provide eight per cent return on equity. 

Return would be calculated over the period beginning five 
years prior to rehabilitation (or at present owner's time of pur- 
chase, whichever is later) and extending five years into the future 

with appropriate time discount. * 

Revenues would consist of rents received and the value of 
tax deductions for depreciation. 
Costs would consist of expenditures for normal maintenance, 


operation, utilities paid by landlord, property taxes, other fees, 
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insurance, management, income taxes, interest (but not principal) 
on mortgages other than the repair loan, ** and amortized cost 


J 


plus interest of rehabilitation repairs.***% Documentation would 
be required, **** 

Equity would consist of initial downpayment plus 
payments on principal of other than the repair loan, less any 
equity removed by refinancing. 

Because payments on principal are properly not considered 
costs, landlords with low equity might be allowed less OLOLLE 
than is needed to make full principal payments out of current 
cash flow. In such cases, they would be allowed (if they wished) 
current returns adequate to cover full mortgage payments. The 
extra profit earned, plus eight per cent annua} interest, ***k% 
would be due back to the city at the time of property Peaneree 
through sale or death. 

Co-ops would be treated (in these computations) as though 
they were landlord-owned apartments, so that savings accruing 
because of the co-op structure would be passed to tenants as 
lower rents. To assure that such potential savings not be 
capitalized into sales prices of buildings sold to co-ops, tity 
loans would not be available to co-op paying more than the market 
value for a private landlord, as estimated by three independent 
appraisers. 

Explanatioa 

Basically this is a detailed restatement of ITI D 1. Explana- 

tions of some individual items within follow 


*By calculating returns over ten years, landlords who earlier 
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earned high profits by doing little maintenance are not rewarded, 
landlords who earlier earned low profits by doing much maintenance 
are not penalized, and equalization is spread over a number of 
future years. 

**Principal payments on mortgages are not included as costs 
because in fact they are profits, establishing assets for the land- 
iord: 

**kPrincipal, as well as interest, on repair loans is included 
as a cost since the repair cost payments, not being reflected in 
increased profits, generate no new asset value. 

*xx**Where cost documentation is unavailable because landlords 
have done their ow maintenance or management work, their time 
would be valued at market rates and their ‘hours checked against 
documented averages. 
aexeKEi geht percent return is allowed on the equity, which is in 
effect properly the city's money loaned to the landlord, so that 
eight per cent should be paid for its use. 


b. Symbolically, the formula would be: 


+5 _ +5, 
oe .08 Eps. = YY Rye-Cp +d. 
J (1+. 08)= : CLF. 08)t 
te-5 “t=-5 


where Ey is equity at time t, R, is rents, dD, is value of the tax 
deduction for depreciation, C. is costs, and 1.08 is the time 


discounting factor. 


Note that no prediction of future costs would be necessary 
Since rents would always be adjusted to exactly cover cost 


changes. Future value of depreciation deductions would be based 
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on average tax bracket in the previous five years. Future 
equity and interest cost would be based on financing used at the 
time of rehabilitation (including any city-sponsored refinancing 
at that time), with no future adjustment in landlord share or 
rent levels for further rerinageing, 

Operationally the city would, at the time of rehabilitation, 
adjust C by selecting financing and refinancing terms so thet equal- 
ity in the formula held. 

E. Financing Repairs -- The City's Role 

The city would be responsible for eliminating the gap between repair 
costs to be absorbed by tenant and landlord (as specified in III C and D) 
and total costs of coer hazards. This would be accomplished by 
making available a variety of low and zero interest loans, loan guarantees, 


and refinancing opportunities to landlords and housing cooperatives, as 


detailed in V. 


Explanation 


The city simply selects that set of assistance mechanisms which reduce 
monthly payments needed to amortize repair costs to the amounts tenants and 
landlords are intended to absorb. Tt does this because of its eee 
to housing rehabilitation and its desire to meet standards of equity given 
im LEC and De 
F. Controlling Rents 

At the time-an area is declared a rehabilitation district, rents on 
all rental units would be rolled back to their levels one year earlier. 
Increases or decreases would then be allowed immediately for ordinary cost 
changes having occurred during that year, and subsequently for future 
ordinary cost changes. In addition, as specified above, up to 2% increases 


would be allowed for hazard repairs, depending on the actual cost. 
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Rent controls would remain in effect in rehabilitation districts per- 
manently. They would be administered by an appointed rent control ree 
whose ee nead pee eon be merely to monitor and review evidence of 
cost changes... Board decisions would be appealable to the City Council. 


Explanstioa 
Te 


mies Rent control is necessary to see that the costs of repair obligations 

a are not transferred completely to tenants -- thus defeating eroreas goals, 
Repaired housing could be rented in the market at higher cost, but must 
instead be kept affordable to present residents. 

Regulation must be permanent to prevent transference of repair costs 
at later dates. It is nonetheless limited regulation, applying only to 
designated districts with bad housing conditions and. low-income residents. 
Regulation cannot be further limited to only units containing hazards, since 
otherwise large-scale landlords with access to financing might well do 
their own repairs in advance of the rehabilitation counselor's arrival, and 
pass on the costs to residents. Nor can it be limited to landlords receiving 
assistance, since again wealthy landlords could and would do their ow 
repairs and pass along the costs. 

Rollback is necessary to prevent landlords from guessing when their 
area will become a rehabilitation district and then temporarily artificially 
raising rents, or doing repairs and raising rents, to establish a high base 
rent when the program does arrive. San Francisco's new rehabilitation pro- 


gram also recognizes the problem and provides for rent rollback. 


IV. Treatment of Owner--Occupied Housing 


A. Determination of Repairs to Be Made 


Program and explanation would be tdenticalita Ehat tn LIT A: for rental 
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housing, except that program participation would be voluntary and there 
would be no tenants to consult. 
B. Financing Repairs -- General Concept 

Homeowners would not be forced to pay very high proportions of their 
incomes to meet housing costs including those of hazard repair. The city 
would arrange to eliminate gaps between repair costs and what owners can 
afford, but primarily by means other than direct city subsidy. 
Explanation 

As in III B. 
C. Financing Repairs -- Formula 

Low-income homeowners would not be expected to pay more than 25% of 
their incomes LOT all housing costs including hazard repairs, or ahetever 
percentage they are paying now, whichever is evaaters Costs would consist 
of mortgage payments (principal and interest), maintenance, insurance and 
8% imputed return on equity (balancing the interest payments of those with 
less eg :.ty). The city would be responsible for eliminating the gap between 
any additional costs the owner could absorb under these standards and the 
total costs of repairing hazards, using methods as detailed in V. Higher 
income homeowners would pay part of the cost beyond 25% or present perceat~ 
age of income, with the city again picking up the rest. 

In particular, for a household of four: 

The city would provide for 1004 of costs beyond 25% or present per- 
centage of income if the household's income were $12,000 or less. Where 
household incomes are higher, the city's share of repair costs beyond the 


standard would be as in the chart below. 
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Family Income Percentage of Costs Covered by the City 
$12-13,000 80% 

$13-14,000 60% 

$14-15, 000 407, 

$15-16, 000 20% 

over $16,000 0% 


Each income level would be revised up or down by $2,000 per person for 
variations in household size. 

For owners who live in one part of their building and rent out another, 
the difference between total annual costs for the building (including 87% 
of total equity) and rent on the rented portion would be calculated. _Re- 
habilitation assistance would be provided so that this difference was no 
more than 25% or total income from all sources (or again the owner's present 
percentage, *aichaver wis greater). 

25% is HUD's tough but feasible standard for housing costs as a share 
of income in projects it assists. Low and moderate income homeowners should 
cover their own costs up to that level but no more. Such homeowners al- 
teady paying more than 25% should have no added burden. Higher income home- 
Owners can afford housing expenditures beyond such percentages because they 
are still left with substantial income for other uses, 

Households of different sizes obviously have different non-housing 
living costs and should therefore be expected to meet different housing 
cost standards. 

D. Transference of Financing 

Financial assistance made available to homeowners making repairs would 
be available to future buyers or inheritors of the homes, provided they 
met income standards in C. This would allow the improved housing to remain 


in the hands of people of modest means even after the current owners depart. 
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Explanation 

Housing rehabilitation programs should not lead to reduction of the 
housing stock low and moderate income people can afford in the long-run 
any more than in the short. If financial assistance is continued at sale, 
and this is made known to potential buyers, people of modest means will 
be able to bid for the rehabilitated homes. San Francisco's program 
follows this practice for properties transferred at death, and it could be 


readily enough expanded to sale transfers. 


V. Provision of Financing Mechanisms 
A variety of effective financing TecHaN Cane listed below, can be made - 
available to limit papain te to levels tenants, landlords, and owner-occupiers 
can afford (by standards specified above). Most of thesé involve little or Ho 
cost to the city, but require city action to bring them into operation. Any 
or all could be used to finance this proposed rehabilitation program. 
A. Provision of Ordinary Repair Loans 
Some property owners could afford hazard repair costs with no assistance 
if repair loans were available to them at normal interest rates and maturity 
terms. The city would use its powers of persuasion, evidence of its commit- 
ment to rehabilitation in specific neighborhoods, and the pressure of legal 


obligations to make such loans available from financial institutions in 


areas where presently they are not. 


Substantial areas of Berkeley are "redlined" by financial institutions 
~- loans being totally unavailable or available only at high interest and 
short term. Jack Atkins, Director of Inspection Services, believes that - 


this is the case in most of Berkeley west of Grove Street. The city's 


x 
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serious commitment to various rehabilitation actions in redlined neighbor- 
hoods might encourage the institutions to make ordinary loans. SAMCO, an 
association of East Bay Savings and loans, indicated willingness to pro- 
vide bankable loans in the FACE neighborhood and might extend its commit— 
ment. The Federal Home Loan Bank Board has issued regulations prohibiting 
loan mistreatment of whole neighborhoods -~ regulations which might be 
used as the stick to go with a variety of carrots. 


B. Refinancing 


The city would use the powers listed in A to obtain refinancing of 


existing mortgages in rehabilitation districts. 


Explanation 


Some property owners have substantial existing mortgages at unfavor- 
able terms, because of the vredlining™ situation discussed in A. They 
could obtain substantial Savings, enabling them to take on additional 
loans for repairs without raising total costs, if most or all of their. 
entire mortgages were refinanced at standard market terms. Jack Atkins 
believes the number of porperties which could be handled in this way is 
very substantial. 

C. City Guarantees 
Where tools of persuasion listed in A are inadequate to draw out 
favorable repair and refinancing loans, the city would guarantee loans 


made to individuals. 


Explanation 


Following existing programs in Fresno and elsewhere, the city 
would guarantee only the top pert of the loan by placing money equal to a 
small percentage of the loan in a reserve fund. Later, equity paid in by 


the loan recipient would Supiice as 2 guarantee, freeing the city reserve 
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to guarantee further loans, The city should have little actual payout, s 
if the mortgage was defaulted on, the lender would have a rehabilitated 
Property to sell and the city would need to meet only Hieron 
benieen Selling price and mortgage, 


D. City Loans 

The city would Sell general obligation or revenue bonds or borrow 
directly from financial institutions and loan the Proceeds (at below 
market interest rates) to People repairing Property. Again the loans could 


either just to cover repair costes o+ to include further Savings~generating 


refinancing, 


Explanation 


In some cases, the financial condition o¢ residents and owners will 


require Savings beyond those provided by market rate financing, Since 


1s Atkins believes), These Savings could then be Passed to rehabilitation 
Program Participants, with Perhaps some fee CO cover loan Setvice and bad 
debt reserve ROetse ean Praneiacs and Norfolk, Virginia are amon? the 
cities already uSing this mechanism. ‘The Bank of California, Bank of 
America and Wells Fargo Bank have all expressad interest in’ working with 
Berkeley in this Way. 
E. Pension Fund Loans 

Various public pension funds, which normally earn legs than real 
Property loan rates of return, could be invested in ioead repair financing 


and mortgage refinanciag at corresponding reduced interest rates, 
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Explanation 


The city, county and university all have pension funds historically 
earming modest returns. The city could urge its own Pension Board, the 
county and particularly the univeristy (with its huge fund and proclaimed 
interest in local housing problems) to invest to meet local needs at na 
reduction in return. 

F. Cooperatives 

The city would enable tenants to purchase rental property for 
cooperative ownership, by providing 100% or nearly 100% financing at 
favorable interest rates. This would provide Significant savings to 
tenants, particularly property taxes, which could be applied to making 
repairs without raising total housing costs. 

Explanation 

Cooperatives are eligible for property tax exemptions which rental - 
property is not -- currently $1,750 of assessed value per unit per year, 
worth nearly $300. State subventions restore lost taxes to the property-— 
taxing agency, so the cooping advantage is free to the city. Cooperatigms 
also remove the need for rent controls in cooperatively zoned units. 

Tenants typically lack down-payments. They could be aided by near 
100% loans at low interest rates through mechanisms specified above. 

So FHA 213 and 221d-4 money may also be available. (Further financial 
advantages of coops are outlined in the paper Low and Moderate Income 
Housing: A Proposal for Local Communities, by Edward M. Kirshner and Eve 
Bach, previously submitted to the Berkeley City Council.) 

G. State Financing 

The city would use in its local rehabilitation perorram state-funded 
low interest loans, proposed in legislation now pending, as they become 
available. 
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Explanation 


Bills are pending in both houses (McCarthy, Gregorio) 
for 35% interest housing rehab. loans, with substantial chance for pas- 
sage. Under both bills, allocation of funds to localities is not spec— 
ified, but would be made after application on the basis of need and a~ 
bility to run a successful program. If Berkeley were already operating 


local . program, its claim on these funds would be increased. 


H. Federal Financing 


The city would take full advantage of any federal financing which 


became available. 


Explanation 


Congressional bills contain at least temporary extension of some 
relevant categorical housing programs. 
I. Deferred Payment Loans 

The City would make deferred payment loans to those with little or 
no ability to afford repair costs. These loans would be at zero interest, 
and the principal would be repayable at the time of the owner's death or 
Sale of the property, whichever came first. Loan fund sources would be 
as listed above. 
Explanation 

In some cases, previously mentioned mechanisms will still not be 
adequate to cover repair costs given the program's ability-to-pay stand- 
ards for residents and owners. The deferred payment loan makes money 
available at no monthly cost. Increased property value through repair 
protects the owner from loss at sale, 

This mechanism does require direct city subsidy to cover interest 
costs. But it avoids unnecessary transfer of city funds to people who’ 


might sell their buildings eee eae capital gains .which might result 
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under a system of direct grants. Eventually, loan principal is recaptur- 
ed for reuse. 
J.; tax Allocation Districts 

The city could create tax allocation (increment) districts in rehab. 
districts, so that property taxes on improvements could go back into pay- 


ing for these improvements. 


Explanation 


This program element also involves some city cost relative to other 
meags of repair financing, since no increased property taxes are gained. 
On the other hand, without a rehab. program, those increases would not 
have been available in the first place. 

K. City Powers to Make Repairs 

The City would be empowered to repair hazards itself in cases where 
landlords refused to act promptly. Loan funds to cover costs would come 
from sources tiered above, and repayment would come from liens against 
the landlords. 

Explanation 

The program needs an enforcing mechanism for its mandatory section 
on rental housing, but it should be one that results in repairs occurring 
rather than buildings being vacated or punishments alone being meted out. 
The mechanism proposed here already operates on a small scale in Berkeley 
to repair imminent hazards, using general revenue funds under the direct- 
tion of Inspection Services. Jack Atkins reports no difficulty in col- 
lecting liends. 

Vi. Provisica of Relocation Assistance 
A. Permanent Relocation 
Some housing units will not be feasibly reparable and will be de- 


molished and replaced, either because they are physically beyond repair 


or would cost more to repair than to replace. Persons displaced by the 
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city program would already be assisted in finding standard housing at 

reasonable cost, according to the Berkeley General Relocation Plan. 
Provisions of that plan would be strengthened, to require relocation 

within Berkeley if so desired, pay for moving costs, and compensate for 


any increased housing costs. 


Explanation 


People living in the worst (unreparable) housing, probably with the 
lowest incomes, should suffer no financial burdens from a program OF 
upgrading and should not be pushed out of Berkeley. 

B. Temporary Relocation 

The existing Berkeley General Relocation Plan, which calls for temp- 
orary relocation if (1) there is imminent danger at the current residence 
and a permanent relocation location is not Hels ee available or (2) 
repair work is to take considerable time and/or to seriously inconvenience 
an occupant, would be implemented. The second criterion would be eval 
uated by the occupant. Additionally, moving costs and temporary housing 


cost increases would be paid for by the ELey. 


VII. Replacement 

The existing Berkeley General Relocation Plan requires one-for-one re- 
placement (by the city) of all low aad moderate income housing lost because 
of city action. Replacement can be by new construction or by making stand- 
ard a substandard unit. 

This plan would be strengthened by requiring replacement through new 
construction or repair of a previously uninhabitable and uninhabited structure. 
Financing mechanisms listed above would be used to achieve low to moderate 
pricing, with the housing to be owned by cooperatives. 


Explanation 


If low and moderate income units are demolished, the total stock 
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19 
of such units is diminished. "Replacing" them by merely upgrading units 
already inhabited by people of limited means eae ene total number of 
living places for such Beppiacacared, in conflict with the goals of this 
program. 
Additional Specifices of Program Operation 
A. Operation within Rehab. Districts 

Program implementation within a district would be on a block by 
block basis, with each landlord being required to participate and each 
homeowner becoming eligible when his or her block is reached. 

The first blocks selected would contain hotising better then the worst 
in the district, so that some repair could begin there while the very worst 
cases receive some preliminary examination. 

B. Reinspections and Duty to Keep in Good Repair 

Reinspections of properties found rss hazards would occur annually, 
at least for the first two years. Other properties would be reinspected 
tal, 3, Or years depending on condition. Landlords and homeowners would 
be expected to keep their properties free of hazards at their own expense 
once buildings have been made pagard Tree. 

Explanation 

Properties with hazards have apparently not been well-maintained 
in the past and require frequent reinspections, especially to insure that 
any city investment is not wasted by failure to maintain. 

Once city involvement has helped free properties of hazards, owners 
should not be allowed to let the benefits be lost, nor should they expect 
repeated repair assistance where ordinary maintenance would suffice if 
not neglected. Property owners with already hazard-free buildings should 
not be allowed to let them fall to disrepair with expectation of city 


assistance. (Recent state court and legislative actions have specified 


landlord responsibility, imped by any rental agreement, to keep premises 
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in habitable condition). 
C. Staffing 
1. Initial staffing would be a program developer-coordinator 
and then when the program is ready to function, the number 
of rehab. counselors corresponding to ee initial program 
size, plus appropriate clerical support. Required research and 
data provision would come from existing sources in Inspection 
Services and Planning. 
2. Staff responsibilities would be to implement the housing 
repair program detailed above by making inspections and 
advising participants on repair needs and costs, determining al-- 
location of financial burdens, delivering financial assistance, 
assisting in actual repairs, cooperating with rehab. district 
citizen groups in applying and advising these procedures, 
and seeking additional funding sources. \ 
Explanation 
Additional staff is to be oriented toward provision of services, 
with other support and review tasks handled by appropriate existing 
departments. Jack Atkins reports he will need little if any addi- 
tional staff to develop program cost estimates and help select dis- 
tricts using mainly existing data. Some of the rehab. counselors 
could be Inspection Services inspectors, relieved of their policing 
roles, 
D. Affirmative Action 
Contractors doing repair work on city-assisted buildings would be 
required to meet affirmative action guidelines for contractors to the 
city directly. 
Citizen Participation in the Program 


A. Creation of Rehab. District Committce 
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21 
In each rehab. district a citizen committee of size nine would be 
created, consisting of tenants, landlords, and owner-occupiers in propor- 
tion to their numbers in the district. All those who volunteered would 
be on the committee, except where volunteers exceeded seats available 
for any group. In that case elections would be held, with all tenants, 
landlords, and owner-occupiers over 18 years of age eligible to vote. 
Explanation 
Any neighborhood rehab. effort needs the organized Poederani an 
and guidance of the neighborhood. The selection process assures fair- 
ness while minimizing waste of energy. It follows the pattern of San 
Francisco's program. 
B. Duties and Powers of the Committee 
1. The Committee would assist city staff in all aspects of 
encouraging cooperative participation in the district's rehab. 
progran. 
2. The Committee would hear and rule on appeals from tenants 
and owners concerning items listed in a and b below. Alleged 
deviations from program standards would be remuined as grounds 
for appeal, and appeals would be decided on the basis of these 
Standards. 
a. financial burden allocations. Program participants could 
appeal staff decisions on what costs would be allocated | 
koh une tenants, and city. 
b. Relocation assistance. Persons to be relocated could 
appeal staff decisions on what constitutues adequate re- 
location housing and relocation assistance. 
c. Decisions by the Committee in a and b would be final, 


except for court action based on deviation from program standards. 
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Explanation 
These decisions are essentially very local matters 
based on explicit City Council standards and would be handled 
most effectively in the Rehab. District Committee. 
X. Program as a Package 
If the budget for some elements of the rehab. program is exhausted in 
a given year, units (people) that require those elements will not be forced 
to participate until further funding is available. The program would continue 
for housing requiring only the elements which have not run out of money, and 


for voluntary participants. 


Explanation 


The city's inability or Snwill dene on to allocate funds should not 
result in worse treatment of citizens than deliberately qacinea in the rehab. 
program. 
XI. Review 

A detailed review of the effects of the program would be begun one year 
after adoption, and the City Council would review and amend eo deeived after 
18 months. Costs to tenants, landlords, owner-occupiers, the city, and others; 
number or repairs, demolitions, relocations, and replacements; distribution of 
the above; problems of participants and affected Des vet srt Se et and problems 
of administrators would ail be recorded and examined at review time. Consider- 
ation of upgrading beyond elimination of hazards could also be made at that time. 
Explanation 

A number of elements of this program are new to Berkeley, although pract- 
iced elsewhere; and some have not been qecvennehes before. Therefore care- 
ful review, culminating after the probable six month start-up period, would 


be appropriate. 
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APPENDIX C-3 


“PLANNING OPER ig 
(oy ic 
COMMISSION ik AS 
z= ra 
& = SG & 
Taylor Culver % Ome 
PRESIDENT a. pore 
Ruth Brunn ws "ss 
VICE-PRESIDENT 
CEERED Oe CITY OF BERKELEY 
ROBERT B. HUMPHREY CALIFORNIA 


ZONING OFFICER 


HOUSING COMMITTEE OF THE PLANNING COMMISSION 


May 13, 1975 


To: Housing Conservation Task Force 


Subject: Housing Conservation Program Policy 


The role of the Housing Committee in developing a city-wide housing conserva- 
tion program was established by the City Council in its Housing Conservation 
Policy (City Manager 73-70, January 16, 1974). That role is specified as fol- 
lows: 
"The Housing Committee of the Planning Commission is directed to for- 
mulate suggested policies to guide housing conservation program oper- 
ations (i.e. financial assistance eligibility and priority questions, 
mandatory/voluntary program alternatives and guidelines, rehabilita- 
tion standards, etc.) and so advise the Task Force to assist in the 
preparation of the above comprehensive report". 
In fullfillment of this directive we are submitting the attached draft of Hous ing 
Conservation Policies. We respectfully request that a meeting of the Housing 
Conservation Task Force be convened as soon as possible with this draft report 
as the major item on the agenda. We further request that Neil Mayer, our repre- 


sentative to the Task Force be allowed to make an oral presentation on this re- 


port. 


Sincerely yours, 


Ae, PnenD 


[/ 
ey, Pancoast 


Chairperson 
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PLANNING 
COMMISSION 


Taylor Culver 
PRESIDENT 

Ruth Brunn 
VICE-PRESIDENT 

THOMAS F. PEAK 
SECRETARY 


ROBERT B. HUMPHREY CALIFORNIA 
ZONING OFFICER 


May 12, 1975 
HOUSING COMMITTEE OF THE PLANNING COMMISSION 


HOUSING CONSERVATION POLICIES 
Housing Conservation is the process of upgrading maintaining, and augmenting the 
existing housing stock through direct or indirect actions of the City, to ensure 
the availability of decent, standard housing in pleasant neighborhoods for all 


residents of Berkeley at an affordable cost. 


MINIMIZING DEMOLITION, MAXIMIZING STANDARD BUILDINGS SHOULD BE THE CRITERIS USED 
TO EVALUATE SPECIFIC PROGRAM PROPOSALS. 
Rehabilitation 


1. Rehabilitation should be concentrated on the areas of worst housing in the 
City. 


2. Rehabilitation should be performed at two levels: (a) Removal of hazards, 
and (b) compliance to housing code or higher. 


3. For each area chosen for rehabilitation, removal of hazards is mandatory. 


4. For each area chosen for rehabilitation, rehabilitation for code compliance 
is mandatory for those landlords who can afford the repairs. 


5. Financial assistance for hazards removal should be available to those who 
cannot afford it. 


6. Hazards removal should be achieved for the entire City before financial assis- 
tance is made available for additional rehabilitation. 


7. Owner occupants should be encouraged to rehabilitate their homes on a volun- 
tary basis. However, hazards removal is mandatory, with assistance if necessary. 


8. A special set of procedures should be established for the elderly who may 
be incapable of coping with rehabilitation and hazards repairs. 


9. For rental property: Tenants should be protected from all but very modest 
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rent increases. Landlords should absorb those repair costs which they can af- 
ford ( on a case by case basis given rent levels) while still earning normal re- 
turns on their investment. The City should arrange to eliminate whatever gap 
exists between total repair costs and what tenant and landlord can afford, but 
primarily by means other than direct city subsidy. 


10. For tenants and single family owner occupants: Affordability should be set 
as a percentage of income. Lower percentage should be set for lower income 
households and for larger sized households. For those already paying a higher 
percentage than that set by the above, the shelter payment should continue at 
the existing level. 


11. Resident landlords (those who live in rental property) should be treated 
both as a landlord (affordability based on normal returns) and as a homeowner 
(affordability based upon a percentage of income). 


12. Tenants who cannot afford it should be protected against rent increases 
whether rehabilitation is mandatory or voluntary, and regardless of whether the 
City provided assistance or not. 


13. An emergency fund should be utilized to provide hazards repairs in emergency 
situations. 


14. Prior to program implementation, the City should engage in an intensive pub- 
licity campaign to inform citizens of the program and to generate maintenance 
surveillance. 


15. Citizens should be enlisted to cooperate with the rehabilitation program, 
and be given a vital role in program implementation. 


16. Prior to program implementation, the City should survey the concentrated re- 
hab area to achieve the following: 


(a) collect the necessary information 
(b) acquaint the public with the program 
(c) establish the service role of the program 


17. Initial survey personnel should be service oriented and be a separate divi- 
sion of the Housing Department - separate from Inspection Services - the regu- 
latory arm. 


18, Inspection Services personnel should be utilized to enforce housing codes: 
(a) Citywide on the existing complaint basis as before the program, and (b) to 
enforce code compliance in those few cases of owners who are recalcitrant and 
can afford to rehabilitate. 


19. Although banks should primarily be encouraged to provide loans for rehbili- 
tation throughout Berkeley, the City should develop a set of policies designed 
to make it mandatory for banks located in Berkeley to contribute to a loan fund 
(at commercial rates) for rehabilitation. 
20. 9 Rent Control: 

e By a vote of 5-4, the Housing Committee approved the following policy: 


"The City should implement citywide rent control which would define 
the obligations of both tenants and landlords". 
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e Three of those voting against the above policy, were in favor of the fol- 
lowing policy: 
"Control rent of properties that are publicly assisted in the conser- 
vation effort for the life of the assistance". 
@ One person was not in favor of either. 
Relocation 
i Permanent Relocation 

A. If actions of the Housing Conservation Program result in displacement 
of households, the City should: 

1. Provide direct services such as locating comparable housing, es- 
cort service, counselling, éte., to all; 

2. Provide financial assistance to those households who cannot afford 
to move. Affordability policies as expressed under rehabilitaton po- 
licies would apply. 

3. Relocate within Berkeley if the relocatee prefers. 

B. Standards for financial assistance should be made explicit under a re- 
vised relocation plan. 

C. Standards for relocated housing should conform to those established un- 
der state and federal relocation guidelines, as expressed in the Gen- 
eral Relocation Plan. 

D. In cases where relocation is required, the specific project should not 
commence until relocation of the households has been accomplished. 

Lig Temporary Relocation 
A. Temporary relocation should be provided for residents of rehabilitati- 


ble housing requiring repairs which seriously interfere with day to 
day living. 
The following will apply: 


1. By temporary, is meant no longer than three months. Extension of 
this time limit should be determined on a case by case basis. 


2. No household should be forced to pay double rent as a result of 
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repairs. Consequently, financial assistance for rent beyond the nor- 
mal rent should be provided. 


3. Temporarily displaced households should have the right of first re- 


fusal on the rehabilitated unit. 


III. Relocation assistance should be provided to households displaced by pri- 
vate housing conservation actions. Households so displaced may utilize 
the services apparatus of the City and may appeal to the City for finan- 


cial assistance in the case of need. 


IV. Rights of Relocate 
A. Relocation grievance machinery should be set up in order to provide an 
avenue of appeal by households to be displaced. 

B. Displaced households should be furnished all the pertinent information 
regarding eligibility, their rights, their participation, etc., until 


they have satisfactorily been relocated. 


V. Evaluation of the housing conservation program should include an evalua- 
tion of the effectiveness of the relocation process. Such an evaluation 


should be made annually. 


New Housing 


1. New housing (replacement and additional) in existing neighborhoods is an in- 
tegral part of a housing conservation effort. 


2. New housing should replace existing structures when it is more expensive to 
rehabilitate the existing building than to build a new structure with the same 
type and number of units. 


3. In cases where rehabilitation is preferable but the owner doesn't wish to, 
the City should be prepared to intervene by acquisition, rehabilitation and re- 
sale on appropriate occasions, 


4, When demolition followed by replacement is indicated by the above standard, 
one for one replacement, as a minimum is required. 


(a) In the case of demolition of units for low and moderate income house- 
holds equal numbers of replacement units shall always be provided for 
low and moderate income households. 
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(b) The City should subsidize new construction for low income families by 
utilizing state and federal subsidy programs. 


(c) The City should subsidize new housing for low income families by such 
mechanisms as land writedowns, fostering coops, interest subsidies, and 
other financing techniques. 

(d) Replacement housing should be offered first to those displaced. 


5. The City should acquire vacant parcels in order to: 


(a) Build housing primarily to provide temporary quarters to displaced 
households. 


(b) Provide locations to move in residential buildings for resale to the 
public: 


6. Moderate density housing in appropriate locations should be encouraged. 


7. Except for the constraints established by the housing conservation effort, 
the City should encourage private investment in rental housing development. 


Continuing Maintenance 


1. The City should provide a continuing and preventive maintenance service pro- 
gram. 


2. he City should: 


(a) Provide a maintenance education program for homeowners, landlords and 
tenants. 


(b) Develop prepaid maintenance funds for rental and owner occupied housing 
on an experimental basis. 


(c) Prevent the phenomenon of "abandonment". If necessary the City should 
intervene to preserve buildings and keep them in the housing market. 


(d) The City should encourage private neighborhood improvement efforts 
through such actions as working with neighborhood groups, assisting the 
development of block or neighborhood improvement associations, promoting 
landlord-tenant cooperation, encouraging self-help programs, joint ma- 
terials-purchasing, etc. 


Citizen Participation 


l. The City should involve Berkeleyans at all levels of the housing conserva- 
tionverrori. 


2. The City should establish and staff a housing conservation commission as 
part of an overall Housing Commission whose functions would include, but not be 
limited to the following: 
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(a) Help formulate program policy 

(b) Participate in the budgetary process 

(c) Help develop the work program 

(d) Monitor program administration 

(e) Help measure the program impact in the neighborhoods 

(f) Obtain citizen response to the housing conservation effort. 

(g) Establish program priorities 

(_h) Advice in the selection of staff and evluation of staff performance 
(i) Help educate Berkeleyans on housing conservation 


3. The City should designate and staff either the Housing Advisory and Appeals 
Board, or establish a separate citizen body to hear and render decisions, sub- 
ject to appeal to the City Council, on housing conservation cases such as afford- 
ability appeals, relocation grievances, permitted rent increases, etc. 


4. The City should encourage existing neighborhood organizations to participate 
extensively in the housing conservation program, and to provide input into the 
Hous ing (Conservation) Commission and the Appeals body. Where there are no 
existing neighborhood organizations, the City should help establish them. 


5. The City should help organize a Council of Neighborhoods, one of whose func- 
tions would be to act as a citizen clearinghouse for housing conservation. 


Other 


1. The City should have ongoing studies to explore all available financial re- 
sources for housing conservation. 


2. The City should act as an advocate at the state and federal level to elimi- 
nate legislative obstacles to housing conservation. 


3. There should be an annual evaluation report submitted to the City Council. 
This report should include both an assessment by staff and assessment by the 
Housing (Conservation) Commission. Public hearings should be held on this eval- 
uation report in order to obtain maximum citizen response to the housing conser- 
vation program. 


4. If the budget for some elements of the housing conservation program is ex- 
hausted in a given year, units (people) that require those elements should not 
be forced to participate until further funding is available. The program should 
continue for housing requiring only the elements which have not run out of money, 
and for voluntary participants. 
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APPENDIX C-4 


CITY OF BERKELEY 


Memorandum 
TO: BERNON ERICKSON, Chairman, Housing Rehabilitation DATE: May 27, 1975 
Loan Committee 
FROM: JOHN L, TAYLOR, City Manager 


SUBJECT: BERKELEY HOUSING REHABILITATION PROGRAM SUBMITTED JUNE 25, 1974 BY 
ILONA HANCOCK 


Background 


On June 25, 1974, Councilmember Hancock presented the attached report 
to Council entitled "Berkeley Housing Rehabilitation Program,."' The 
Council referred the report to the Housing Conservation Task Force 
for comment, analysis, and recommendation. 


On September 10, 1974, the Task Force sent a memorandum to Council 
indicating that it was too early at that point to analyze Ms. Hancock's 
proposal, but that it would specifically address the report in its 
comprehensive report on housing conservation, which is due to Council 
during June 1975. In that memorandum the Task Force .also indicated 
that it would seek the advice of the Housing Rehabilitation Loan 
Committee regarding the financial elements of the report once the 
committee was formed, 


Current Request 


This is a request that you distribute copies of the report to the 
members of the Housing Rehabilitation Loan Committee and forward 
comments to me prior to June 5, 1975. Five copies of the report 

are attached for your convenience, If you have any questions, please 
contact Janet Roche. 


JOHN L, TAYLOR 


City Manager 


Attachments 
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TO 


FROM 


SUBJECT: 


CITY OF BERKELEY APPENDIX C-5 


Memorandum 


JANET ROCHE, Dir. of Housing & Development DATE June 16, 1975 
BERNON R. ERICKSON, Chairman, Housing Rehabilitation Loan Committee 


BERKELEY HOUSING REHABILITATION LOAN PROGRAM SUBMITTED JUNE 25, 1975 
BY ILONA HANCOCK 


On June ue 1975, the Housing Rehabilitation Loan Committee met to consider 
the subject program. John Hill, Lloyd Wilbur and I were present and 
constituted a quorum. The comments following are shared by all members 
present and are keyed to paragraph and page numbers of the narrative of 
the proposed program. 


Par. If, Page 2: The legality of requiring participation in the program 
is questioned. The power to require structures to conform with "Code" is 
not questioned, only the "means". 


Par. IT1I.B., Page 3: The concept of using the Housing Rehabilitation 


Program as a rent control vehicle is not endorsed. 


Par. II1.C.,. Page 4: If rent control is instituted, the 2% rate is 
considered unrealistic. Inflationary pressures would "eat up" to allowable 
increase within 3 to 6 months. To be equitable, rent control program 

must be constantly viewed in terms of the current economy and not in terms 
of an artificial base. 
Par. Ilt.D.i., Page 4: Return on equity (ROE) not deemed the proper 
measurement factor. Return on Investment (ROI) is consistent with normal 
accounting and regulatory practices. An ROI of 10 to 12 percent is con- 
sidered the minimum acceptable to retain investment capital in the housing 
market. (The term equity may be viewed in two ways: (1) ‘Simply the total 
hard dollars a person has paid for an interest in an asset; (2) The 

market price of an asset less any indebtedness on the asset.) 

Par, I11.D.2., Page 5: Depreciation is not a revenue item. In the conventional 
practice, it is considered an expense. (The price paid for an asset is an expense 


-and the amortization of such expense over a period of time for durable assets 


is a long established principle of equitable recognition of such expense.) 
Par. III.D.2., Page 7: The remarks addressing principal payments not as 

costs but as establishing an asset is, once again, not in the conventional 
practice. As noted earlier, such payments are costs. The value of an 

asset is truly determined only relative to current market price--as the 
market price varies, the value of the equity in an asset varies. There is 
really no "agreed" market rate for home repair work. Contractors price 
specific jobs with respect to their total costs (labor, material, overhead) 
and sometimes weighted by "customer affluence". Such total costs vary from 
contractor to contractor, depending on labor and material supply sources, etc. 
Any action in this direction must be arbitrary. 


-203- Ps 


9 ave 
ite O60 
sei opens 


Vm) © et 
ee ent 


: ; _ : a ee | 
eye 4) Guay, a 
ai Ai oe @ichiuy CO) seg ait sen 08 -qi 
a > 2 > ae aie See 210% 
a . 
CEC? (Me Qul~welll ph gaze a a 
ecenite us af ee vie « 
et Glas ——. Pirdapiaosated o)-B=8e0) A=46.4) Loa, 
=D>irey, 4 @o “ep Nae late @rGIwe® (idneds) a? a 
Cea De aoa We tees @7 lat, ws m7 A (a 
asroad 2 => eheriad 6 Deere? 9: ina e ae 
= oe eee ee ee! Vee be hel 2 ae 2 i : 
Wt are yaar on 66 amy (Waren! Ga outai y wy : 
— hee of SS ee coin chasse. t,o: 
1 O04 >« eae 1 Saabenal biteer oo es : 
made? Gye “18 "V0, Ci) Op Maw OG Wc 5 
bs 3 ; = toe Aqpe-gul a ee aad War: wilt ot ¢ 
"Ooes OF) @)48S 199900) Bib nl Obs. o> 
O84 (COVERS 4) oyite @ MR eyes) yo. al rer ene 
20=G@) £9 GS feaid w& 20? =— ye EGE ey frienszt. a 4 * 
O°9698 GANED® “Gl Wal <P ay 5 ome Bite DP Gieakooms oxi: 
(ema dime Fo — 


ee nd 


a pate es tas 


Git aan v2 

| eiitebhes cease mas 

= oS corel ane 24? Svilwe 

* @ esiew 

eh made See as 
oh meme «¢ = fhe aah 

nm ; - e 

a 


, 


VY GS pew, [6g16eu -@ida 

pen Rae 8) 21° e gale 

ms ore &” aap oe 

Co ee an are 

sc neeg. {qari i te od 
{iagroe ‘sasm neta 


— ours * 


TO 


FROM 


~ SUBJECT: 


CITY OF BERKELEY 


Memorandum 


JANET ROCHE - aes DATE June 15, 1975 
BERNON R. ERICKSON 


BERKELEY HOUSING REHABILITATION LOAN PROGRAM SUBMITTED JUNE 25, 1975 
BY ILONA HANCOCK 


Par. Jil i. Page 8: Inflation economics preclude the reasonableness 
of the proposal to "roll back" rents to their levels one year earilier 
once an ares.is declared a rehabilitation district. 

Par, IV.C., Page 10: ‘The provisions for the City's paying for a share of 
repair costs for low-income homeowners is viewed as a subsidy and could 
prove extremely costly. There is no data available on which to evaluate 
how costly. 
Par. V.A., Page 12; Financial institutions’ lending policies are often based 
on the economic direction of specific neighborhoods. The committee concurs 
that “serious commitment to various rehabilitation actions" must encourage 
institutions to make ordinary loans. As private profit-making vehicles, 
lending institutions must evaluate the financial risk of each loan applica- 
tion. 


Par. Veds, Page 1/7: The creation of tax allocation (increment) GUStricts 
for rehabilitation areas is a means of identifying specific tax receipts as 
"earmarked" for specific purposes--i.e., a pool for paying for improvements. 
This action would not increase revenue to the City, only decrease the 
flexibility in the use of revenue while increasing the compliance costs 
attendant to the tax receipts. 


Par, VII, page 19: The replacement of units built in previous economic 
periods must entail "upgrading" in terms of costs if replacement of same 
floor space is sought. Simply stated, a 1,200 square foot house built in 
1930 generally has a lesser market value than a 1,200 square foot house 
built in 1975. The occupant of the former who requires a 1,200 square foot 
home may not be able to afford the new structure. 


The committee enthusiastically endorses the concept of City participation 


to assist the private sector in the procurement of adequate housing for all 
Berkeley residents. It is of the opinion that the municipal loan program is 
amajor step toward this goal. It is also of the opinion that the program 
should not be primarily structured as a rént: control device. It views 

certain provisions of the proposal’ as an. approach to effect a redistribution 
of income without providing an. equitable: basis therefor. The Housing Rehabi- 
litation Program is viewed as only. one program needed to provide a better life 
for low and moderate income citizens. Positive and innovative progams 
identified with the renewal of the commercial and industrial growth of ‘Berkeley-- 
inclusive of educational and vocational skills programs--are viewed as other 
means for improving the living conditions of Berkeley residents 


Barnin) 1. Creche) fink 


BERNON R. ERICKSON 


Director of Finance 
~20)~ 
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